
 
 

CITY OF INDIANOLA BOARD OF ADJUSTMENT MEETING 
April 3, 2024 

6:00 PM 
City Council Chambers 

Agenda 
 

 
1. Call to Order 
2. Roll Call 
3. Agenda Approval 
  A. Approval of the April 3rd, 2024 agenda.   
4. Minutes Approval 
  A. Approval of the meeting minutes for January 3rd, 2024.  
5. New Business  
  A. 2024 Annual Election of Officers 
  B. Consider request from Ted Ihnns on behalf of Indianola Community School 

District for a Special Use Permit for the expansion of a public high school, 
located at 1304 E 1st Avenue 

  C. Consider request from Ted Ihnns to vary from the 30-foot minimum parking 
setback from the front property lines by 15-feet, for a front parking setback of 15-
feet. 

  D. Consider request from Ted Ihnns to vary from trash enclosure requirements 
  E. Consider request from Paul Horton for a Special Use Permit for new construction 

of a building associated with a place of worship, located at 1209 W 2nd Avenue 
  F. Board of Adjustment Training 
  G. Annual Report 
6. Comments 
  A. Introduction to Planning and Zoning Training - Iowa State University Extension 

and Outreach 
7. Adjourn 
 

Page 1 of 139



  

MEMORANDUM 

3.A. 

  
   
To: Board of Adjustment 
    
From: 

 
    
Date: April 3, 2024 
    
Subject: Approval of the April 3rd, 2024 agenda.   
     
  
Recommendation:    
   
Attachments: None 
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CITY OF INDIANOLA BOARD OF ADJUSTMENT MEETING 
January 3, 2024 

6:00 PM 
City Council Chambers 

Minutes 
 

 

 
1. Call to Order 
Meeting was called to order at 6:03 PM. 
2. Roll Call 
Board members present: Amy Mitchell, Lee Bash, Jane Whalen, Deidre Hoover 
Staff members present: Charlie Dissell, Miranda Chadwick 
3. Agenda Approval 
  A. Approval of the January 3rd, 2024 meeting agenda. 
Whalen made a motion to approve the agenda. 
Hoover seconded the motion.  
Motion was passed. 
4. Minutes Approval 
  A. Approval of September 6th, 2023 meeting minutes. 
Whalen made a motion to approve the minutes.  
Hoover seconded the motion. 
Motion was passed. 
5. New Business  
  A. 2024 Annual Election of Officers 
This agenda item was moved to the next meeting. 
  B. Approval of the 2024 Board of Adjustment Calendar 
Whalen made a motion to approve the calendar dates for 2024.  
Hoover seconded the motion. 
Motion was passed. 
  C. Consider request from Kyle Kruidenier on behalf of Prime Assets Investments 

LLC for a Special Use Permit to allow for a liquor store at 501 North Jefferson 
Way. 

Whalen made a motion to approve the request.  
Hoover seconded the motion. 
Motion was passed. 
  D. Consider request from Parker Signs and Graphics, Inc. to allow for building 

signage to exceed the maximum allowable size in width and height of 6 feet for 
letters, symbols, and panel-type signage by 4 feet. 
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Whalen made a motion to approve the request. 
Hoover seconded the motion. 
Motion was passed. 
6. Comments 
7. Adjourn 
The meeting was adjorned at 6:30. 
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MEMORANDUM 

5.A. 

  
   
To: Board of Adjustment 
    
From: Charlie Dissell, Deputy City Manager Development and Operations, Emily Rizvic, 

Associate Planner 
    
Date: April 3, 2024 
    
Subject: 2024 Annual Election of Officers 
     
  
Recommendation:    
   
Attachments: None 
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MEMORANDUM 

5.B. 

  
   
To: Board of Adjustment 
    
From: Charlie Dissell, Deputy City Manager Development and Operations, Emily Rizvic, 

Associate Planner 
    
Date: April 3, 2024 
    
Subject: Consider request from Ted Ihnns on behalf of Indianola Community School District for 

a Special Use Permit for the expansion of a public high school, located at 1304 E 1st 
Avenue 

     
  
Recommendation:   Staff recommends that the Indianola Board of Adjustment move alternative 2, to 
approve the Special Use Permit request with the following conditions: 

1. Landscaping associated with Phase 1A and Phase 1B of this proposal must be provided 
with Phase 2, by August 2029. 

2. Should pending variance requests be denied by the Board of Adjustment, the applicant 
must provide updated documentation and information to the Community Development 
Department showing consistency and compliance with the City of Indianola Zoning Code. 

3. An updated landscaping plan and site plan addressing March 22, 2024, review comments 
as it relates to landscaping requirements and accessible routes to facilities on site must be 
provided to the Community Development Department for review. 

4. Any areas of issues/concerns with the Stormwater Management Plan and site drainage 
must be addressed prior to start of construction. 

   
Attachments: 1. Staff Report 

2. Application 
3. Narrative 
4. Site Plan 
5. Landscaping Plan 
6. Architectural Elevations and Building Layout 
7. Phasing Plan 
8. Decision and Order 
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community development 
110 N. First Street, Indianola IA 50125-0299 • www.indianolaiowa.gov 

(515) 961-9430 • comdev@indianolaiowa.gov 
 
 

staff report board of adjustment 

 

Date of Meeting: April 3, 2024 

Agenda Item: 5.B Consider request from Ted Ihnns on behalf of Indianola Community 
School District for a Special Use Permit for the expansion of a public high 
school, located at 1304 E 1st Avenue. 

Application Type: Special Use Permit 

Applicant: Ted Ihnns 

Property Owner: Indianola Community School District 

Property Address/Parcel: 1304 E 1st Avenue (Parcel ID #488/6000-0320, -0317, -0316, 
#481/7003-0011, and -0010) 

Zoning: R-1 ‘Single-Family Residential Detached’, R-2 ‘Single-Family Residential Attached’, 
and C-2 ‘Highway Commercial’ 

Application Summary 
Ted Ihnns, on behalf of Indianola Community School District, is requesting a Special Use 
Permit for the expansion of a public high school. The request is for Phase 1A and Phase 1B 
of the project and includes the construction of a new southwest parking lot, demolition and 
reconstruction of the northern parking lot, and other site significant site improvements, 
including an academic wing and secured entrance. 
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Agenda Item: 5.B Consider request from Ted Ihnns on behalf of Indianola Community School District for a 
Special Use Permit for the expansion of a public high school, located at 1304 E 1st Avenue. 

aerial map 

 

applicable code sections 
The following code sections of the Code of Ordinances of Indianola, Iowa apply to this request: 

165.02 POWERS AND DUTIES OF THE BOARD OF ADJUSTMENT. The Board of 
Adjustment has the following powers and duties: 

C. Special Use Permits - To review and consider approval of a Special Use Permit for a Special 
Use as identified Permitted and Special Uses Table contained in CHAPTER 165.05 of the Zoning 
Regulations. The following shall be required: 

i. Special Use Permit Application - A site plan (including number of copies), application form, 
and any additional information and details as specified and required by the Zoning 
Administrator as necessary to determine compliance with all applicable codes and 
requirements shall be submitted to the Zoning Administrator along with the Special Use 
Permit Application fee as established by resolution of the City Council. 

ii. Special Use Permit Procedure - The Special Use Permit Application shall be reviewed by 
the Zoning Administrator, or their designee, for completeness. Incomplete applications shall 
be returned to the applicant with a list of the missing items or details. Applications deemed 
completed shall be distributed to other city departments and other agencies as necessary 
for review and comment as to its compliance with all zoning regulations and other pertinent 
city codes, regulations, and policies. 

iii. Special Use Permit Review by Board of Adjustment - Subsequent to review by the Zoning 
Administrator and other city departments and agencies, the Zoning Administrator, or their 
designee, shall submit to all members of the Board a copy of the Special Use Permit 
Application along with a written recommendation as to the application’s conformity with the 
rules and regulations of the city. 
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Agenda Item: 5.B Consider request from Ted Ihnns on behalf of Indianola Community School District for a 
Special Use Permit for the expansion of a public high school, located at 1304 E 1st Avenue. 

iv. The Board shall subsequently hold a duly noticed public hearing as prescribed by their 
rules of procedures, and the noticing requirements contained herein, and review the 
Application for conformity with the zoning regulations and standards. The Board may 
approve, approve with conditions, or deny the Special Use Permit Application.  

analysis 

Subject Property 
Ted Ihnns, on behalf of Indianola Community School District (ICSD), is requesting approval of a 
Special Use Permit (SUP), that would allow the expansion of a public high school, located at 
1304 E 1st Avenue. 
The site is currently utilized for Indianola Public High School and contains an existing public-
school facility on the site. The building was constructed in 1965 and has several subsequent 
additions since its construction. The site also features ten (10) tennis courts north of the main 
campus and ball fields, as well as a school bus storage area. 
To the north of the property is the McVey Trail. To the east exists several properties. The first is a 
vacant 1.18-acre ground, owned by the City of Indianola. The second is a vacant 6.77-acre 
property, which currently has two active development cases, including a plat of survey to divide 
the ground, and a site plan application for a townhome development. To the south exists several 
properties, including additional ground owned by ICSD, two properties containing multi-family 
residential apartments, and a commercial business. To the west exists several single-family 
residential properties. 
There are multiple accesses into the site, including access from South 12th Street, East 1st 
Avenue, East Salem Avenue, and East Ashland Avenue. The Annual Average Daily Traffic 
(AADT) for associated streets are provided by the Iowa Department of Transportation and are 
provided below: 

• South 12th Street – 1931 AADT, 1998 
• East 1st Avenue – 662 AADT, 1978 
• East Salem Avenue – 410 AADT, 2016 
• East Ashland Avenue – 640 AADT, 1998 

An updated traffic study, as well as a queue analysis for this site has been provided to the Public 
Works Director. 
The subject area does appear to contain environmentally sensitive features, including heavy 
woodlands near the north and northeast property line. The property also contains a floodplain; 
however, no work is proposed within the floodplain. The floodplain is generally located along 
Short Creek, found north of the subject property. According to the Federal Emergency 
Management Agency (FEMA), the Special Flood Hazard area is categorized as Zone A, without a 
Base Flood Elevation (BFE). 

Future Land Use 
According to the “Elevate Indianola” Comprehensive Plan, the future land use of this area is 
designated as Public/Semi-Public. This land use designation guides for governmental offices, 
museums and performing arts, libraries and community centers, schools, and institutions, as well 
as parks, open space, and trails. 
The site contains multiple zoning classifications, including R-1 ‘Single-Family Residential 
Detached’, R-2 ‘Single-Family Residential Attached’, and C-2 ‘Highway Commercial’. Public or 
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Agenda Item: 5.B Consider request from Ted Ihnns on behalf of Indianola Community School District for a 
Special Use Permit for the expansion of a public high school, located at 1304 E 1st Avenue. 

private elementary, middle, or high schools are allowed through Special Use Permit (SUP) in 
each of the three zoning classifications located on site. 
The proposal requests approval of Phase 1A and 1B of the Special Use Permit (SUP). The 
applicant will be required to return for additional approval from the Board of Adjustment for 
subsequent phases, Phase 2. 
Phase 1A of the proposal includes the construction of a new southwest parking lot, followed by 
the demolition of the northern parking lot, two tennis courts, and other miscellaneous site 
demolition. The phase also includes the construction of a new academic wing, northern 
teacher/faculty parking lot, and perimeter shared drive/access path. The existing northeast 
stormwater detention basin will be upsized, and a new basin will be provided west of the 
proposed academic wing. The applicant anticipates that a bulk of this phase will be complete by 
April 2026. 
Phase 1B of the proposal includes the demolition of the southeast portion of the building, and the 
existing circle drop-off. A new secured entrance will be constructed on the south side of the 
facility, along with a passenger loading zone. Phase 1B is anticipated to be completed by 
February 2027. 
Phase 2, which is outside of the scope of this review, is anticipated to consist of a new east 
parking lot, reconstruction of a southern parking lot, a new competition gym, and two new tennis 
courts. Construction alternatives are provided for parking lot areas, and two additional tennis 
courts. Phase 2 is anticipated to be complete by June 2029. 
The applicant is also requesting two variances, as it relates to trash enclosure requirements on 
the site and off-street parking setbacks from the road. 

findings of fact 

165.02(3)(B)(3)(c)(v), in order to approve a Special Use Permit, the Board shall make the 
following findings: 

1. The proposed use, site improvements, and site plan comply with the minimum 
requirements of the zoning district in which it is proposed to be located 

The applicant has provided a site plan and construction documents with their applications, 
which shows the existing site features at the property and the proposed improvements 
required to meet the minimum zoning requirements for the site, with the exception of two 
items that the applicant is requesting variance from. The applicant will be required to 
update submittal documents to reflect the Decision and Order by the Board of Adjustment, 
if the request(s) are denied. 

The applicant is also proposing that a bulk of landscaping be completed as part of Phase 2 
of the project. A condition is recommended by staff to ensure that landscaping associated 
with Phase 1A and 1B of the project are completed if Phase 2 of the project were to not be 
undertaken by the ICSD. 
This criterion is conditionally met. 

2. The property is of adequate size to accommodate the proposed use and site 
improvements including setbacks, open space, stormwater management, and off-
street parking 
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Agenda Item: 5.B Consider request from Ted Ihnns on behalf of Indianola Community School District for a 
Special Use Permit for the expansion of a public high school, located at 1304 E 1st Avenue. 

The subject areas within this proposal equate to approximately 45-acres in size. The site 
and associated parcels are of adequate size to accommodate the proposed use and site 
improvements, including setbacks, open space, stormwater management, and off-street 
parking necessary for site expansion. 
This criterion is met. 

3. The proposed use and site improvements will not unduly impact the health, safety, 
and general welfare of persons residing or working in adjoining property or 
surrounding areas 

Based on the proposed use, staff does not anticipate that the health, safety, and welfare of 
citizens would be impacted. The site plan shows improvements to the site, including 
accessible routes for accessing facilities located on the site, including the tennis courts, 
greenhouse, parking areas, and associated building. Accessible passenger loading zones 
are also provided on site for the loading zones located at the north and south side of the 
building. 
The site also shows improvements to overall traffic circulation on the site, by expanding 
queueing strength at the passenger loading zones, pedestrian crossing improvements, as 
well as providing fire lanes and access. 

Additional review by the City Engineer is required for stormwater management and control. 
A condition is recommended to reflect as accordingly. 
This criterion is conditionally met. 

4. The proposed use and site improvements shall not unduly increase traffic congestion 

Traffic congestion is not anticipated to increase with the proposed use after construction of 
the expansion. Traffic may increase during the construction of the project but will not 
continue after it is completed. A traffic study and queuing analysis have been completed and 
reviewed by the Public Works Department as part of this proposal, with improvements 
proposed to better existing traffic concerns. 
This criterion is met. 

5. The proposed use and site improvements will not unduly burden public utilities or 
increase risk to flooding 

The proposed expansion would not unduly burden public utilities or increase risk to 
flooding. Utility contacts have reviewed the request, as well as the City Engineer. 
Additional review is needed by the City Engineer for stormwater management and control, 
however no concerns for flooding exists. A condition is recommended as it relates to 
drainage review on site. 
This criterion is conditionally met. 

6. The proposed use and site improvements are compatible with the surrounding 
neighborhood and shall not diminish or impair established property values in 
adjoining or surrounding property 

The current use is established on the site and has been established since the 60’s when 
the public-school facility was constructed. The associated site improvements are 
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Agenda Item: 5.B Consider request from Ted Ihnns on behalf of Indianola Community School District for a 
Special Use Permit for the expansion of a public high school, located at 1304 E 1st Avenue. 

compatible with the surrounding neighborhood and are not anticipated to diminish or 
impair established property values or adjoining or surrounding property. 
This criterion is met. 

7. The issuance of the Special Use Permit will not endanger, jeopardize, or harm the 
health, safety or welfare of the properties and the community 

The proposed expansion and site improvements are not anticipated to harm the health, 
safety, and welfare of properties or the community. The proposal project has conducted a 
traffic impact analysis, a queue analysis, and provide a minimum level of improvements to 
ensure that there is no significant impact to the health, safety, and welfare of the properties 
and the community. 
This criterion is met. 

alternatives 

The City of Indianola Board of Adjustment may consider the following alternatives: 

1) The City of Indianola Board of Adjustment approves the special use request, as submitted. 
2) The City of Indianola Board of Adjustment approved the special use request, with 

conditions. 
3) The City of Indianola Board of Adjustment denies the special use request. 
4) The City of Indianola Board of Adjustment remands the special use request back to the 

applicant and/or staff for further review and/or modifications and directs staff to place this 
item on a future Board of Adjustment agenda. 

recommendation 

Staff recommends that the Indianola Board of Adjustment move alternative 2, to approve the 
Special Use Permit request with the following conditions: 

1. Landscaping associated with Phase 1A and Phase 1B of this proposal must be provided 
with Phase 2, by August 2029. 

2. Should pending variance requests be denied by the Board of Adjustment, the applicant 
must provide updated documentation and information to the Community Development 
Department showing consistency and compliance with the City of Indianola Zoning Code. 

3. An updated landscaping plan and site plan addressing March 22, 2024, review comments 
as it relates to landscaping requirements and accessible routes to facilities on site must be 
provided to the Community Development Department for review. 

4. Any areas of issues/concerns with the Stormwater Management Plan and site drainage 
must be addressed prior to start of construction. 
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Larson Engineering, Inc.
1001 Office Park Rd. Suite 120
West Des Moines, IA 50265-2509
515.225.4377
www.larsonengr.com

1 of 1                                                           

March 18, 2024

Board of Adjustments
City of Indianola
110 N 1st Street
Indianola, IA 50125

Re: Indianola High School Additions and Renovations - Special Use Permit Narrative
LEI Project No: 92220097.000

To Whom it May Concern,

The Indianola HS Additions and Renovations project consists of two phases – Phase 1A/1B and Phase 2. 

Phase 1A includes the construction of a new southwest parking lot, followed by the demolition of the 
northern parking lot, two (x2) tennis courts, and other miscellaneous site demolition. Construction of a 
new academic wing, northern teacher/faculty parking lot, and perimeter shared drive/access path.  For 
stormwater management, the existing northeast stormwater detention basin will be upsized, a new 
detention basin will be constructed west of the proposed academic wing, and an underground system 
consisting of 10’ diameter corrugated metal pipe will be provided at the north end of the site to provide 
runoff rate control for a large portion of the site. Other site improvements, including a water loop and 
sanitary sewer extension will be constructed for the facility. Phase 1A is anticipated to be substantially 
complete by April of 2026.

Phase 1B will then consist of removal of the southeast portion of the building and the existing circle 
drop-off. A new secured entrance will be constructed on the south side of the facility along with a new 
parent drop-off with visitor/parent pick-up parking. The demolished academic wing will be replaced 
with an open landscape area until Phase 2 begins. The existing southeast detention basin will be utilized 
for runoff from the new drop-off/parking and right of way runoff. Phase 1B is anticipated to be 
substantially complete by February of 2027.

Phase 2 work is anticipated to consist of a new east parking lot, reconstruction of a southern parking lot, 
a new competition gym, and two (x2) new tennis courts. Construction alternates will consist of a 53 stall 
parking lot south of the Phase 1A academic wing, an 88 stall parking lot at the east side of S 12th Street, 
and two (x2) additional tennis courts. The existing SE detention basin will be upsized to accommodate 
stormwater runoff from new improvements. Phase 2 is currently in the construction document phase and 
is therefore shown as preliminary – for reference only and is not requested to be fully permitted at this 
time. Phase 2 is anticipated to be substantially complete by June of 2029.

Sincerely,
Larson Engineering, Inc.

Gage L. DeCook, P.E. (IA)
Civil Project Engineer
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BID DOCUMENTS

AB

CD

G

EF

JBC
LANDSCAPE ARCHITECT

KPFF
STRUCTURAL

MORRISSEY ENGINEERING,
INC.

MEP

RIPPE ASSOCIATES
FOOD SERVICES

ADD 2 02/06/24 2
ADD 3 02/13/24 3
ADD 4 02/20/24 4
ADD 5 02/27/24 5

SYMBOL LEGEND

C-2.1

OVERALL PAVING
PLAN

0

NORTH

30 60 120

NEW 5" HMA PAVEMENT (1.5"
SURFACE COURSE, 3.5" BASE
COURSE)  OVER 6" BASE
AGGREGATE OVER COMPACTED
SUBGRADE

THICKENED EDGE

NEW 5" CONCRETE OVER 6" BASE
AGGREGATE OVER COMPACTED
SUBGRADE.

NEW 6" CONCRETE OVER 6" BASE
AGGREGATE OVER COMPACTED
SUBGRADE.

NEW 7" CONCRETE OVER 6" BASE
AGGREGATE OVER COMPACTED
SUBGRADE W/ "CD" JOINTS AT 15' O.C..

PL1 - 162 STALLS
PL2 - 53 STALLS (3 ADA TOTAL - 2 VAN) - ALTERNATE*
PL3 - 108 STALLS

PL4 - 254 STALLS (4 ADA TOTAL - 4 VAN)
PL5 - 118 STALLS (6 ADA TOTAL - 6 VAN)

PL5A - 57 STALLS - ALTERNATE
PL6 - 88 STALLS - ALTERNATE
PL8 - 51 STALLS (14 ADA TOTAL - 4 VAN)

890 TOTAL STALLS (27 ADA TOTAL - 16 VAN)

PARKING REQUIREMENTS PER CODE AT FULL BUILD-OUT:
(1,400 STUDENTS X 0.25) + (100 STAFF X 1.0) = 450 PARKING STALLS

ADA PARKING STALLS REQUIRED (2% OF TOTAL PARKING):
FULL BUILD - 890 X 0.02 = 18 ADA STALLS  (3 VAN REQD) OR
NO ALTERNATES - 692 X 0.02 = 14 ADA STALLS (3 VAN REQD)

*(INCLUDES OMISSION OF 2 STALLS AT NW LOT IN BASE BID)

PARKING SUMMARY (PROJECT COMPLETE):

TOTAL SITE AREA = 43.09 ACRES (1,877,000 SF)*

EXISTING IMPERVIOUS = 17.58 ACRES (+/-766,000 SF)

PROPOSED IMPERVIOUS = 18.13 ACRES (+/-790,000 SF)

PROPOSED ERU = 1.0 + (790,000 - 3,400) X 0.1 ERU/340 SF = 233 ERU

*MAIN SCHOOL SITE ONLY. DOES NOT INCLUDE OLD DISTRICT
OFFICE SOUTH OF SITE OR THE FORMER DOT GRAVEL LOT.

ERU DATA:
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MORRISSEY ENGINEERING,
INC.
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ADD 2 02/06/24 2
ADD 3 02/13/24 3
ADD 4 02/20/24 4
ADD 5 02/27/24 5

SYMBOL LEGEND

C-2.2

SITE ACCESSIBILITY
AND CIRCULATION
PLAN

RECOMMENDATION (PER REPORT) = 1,400' (58 PARKING STALLS)

EQUIVALENT QUEUING PROVIDED = 528' + 37(STALLS) * 24' (FT/STALL) = 1,416'

PICK-UP/DROP-OFF QUEUING (PROJECT COMPLETE):
ACCESSIBLE PATH

0

NORTH

30 60 120

PL1 - 162 STALLS
PL2 - 53 STALLS (3 ADA TOTAL - 2 VAN) - ALTERNATE*
PL3 - 108 STALLS

PL4 - 254 STALLS (4 ADA TOTAL - 4 VAN)
PL5 - 118 STALLS (6 ADA TOTAL - 6 VAN)

PL6 - 88 STALLS - ALTERNATE
PL8 - 51 STALLS (14 ADA TOTAL - 3 VAN)
834 TOTAL STALLS (27 ADA TOTAL - 15 VAN)

PARKING REQUIREMENTS PER CODE AT FULL BUILD-OUT:
(1,400 STUDENTS X 0.25) + (100 STAFF X 1.0) = 450 PARKING STALLS

ADA PARKING STALLS REQUIRED (2% OF TOTAL PARKING):
FULL BUILD - 890 X 0.02 = 18 ADA STALLS  (3 VAN REQD) OR
NO ALTERNATES - 692 X 0.02 = 14 ADA STALLS (3 VAN REQD)

EXISTING PARKING (PRIOR TO PROJECT START) = 650 STALLS (12 ADA)
PROPOSED PARKING STALLS (ALL ALTERNATES) = 834 STALLS (27 ADA)
PROPOSED PARKING STALLS (NO ALTERNATES) = 693 STALLS (24 ADA)

*(INCLUDES OMISSION OF 2 STALLS AT NW LOT IN BASE BID)

PARKING SUMMARY (PROJECT COMPLETE):
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PROPOSED ACADEMIC WING
PHASE 1A

FFE = 936.90

PROPOSED ADDITION
PHASE 1A

FFE = 936.90

PROPOSED ADMIN SUITE
PHASE 1B

FFE = 946.80

PROPOSED SECURED ENTRANCE
PHASE 1B

FFE = 951.80

949.05 C*
949.36 C

949.42 C

948.97 C*

940

949.50 C

949.56 C

949.95 C*

949.95 C*

4.5%

1.5%

4.5%
949.60 C*

948.28 GL*

948.26 GL*

948.55 C*

948.60 C*

948.60 C* 948.65 C

948.31 GL*
948.26 GL*

2.9%

3.9%

948.61 C*

948.48 C*

WARP PANEL TO MATCH EXISTING SIDEWALK

1:12 SIDEWALK
RAMP - 1:12

MAX. SLOPE

SIDEWALK RAMP -
1:12 MAX. SLOPE

RAMP LANDINGS -
SLOPE NOT TO EXCEED
1:48 IN ANY DIRECTION

REMOVE AND REPLACE EXISTING
SIDEWALK AS NECESSARY TO
CONSTRUCT NEW CURB RAMPS. NOTIFY
ENGINEER PRIOR TO REMOVAL.

PIV

2 1/4"

'JBC STANDARD'ANNOTATIVE MULTILEADER

WITH 1/8" LANDING AND 1/16" ARROW

HARDSCAPE (HARD)

jbc-h-pvmt-hvy

jbc-h-cnjt

jbc-h-curb

jbc-h-ramp

jbc-h-notes

jbc-h-dim

jbc-h-stair

jbc-h-wall

jbc-h-road

jbc-h-pl

jbc-h-water

LAYOUT (L)

jbc-l-notes

jbc-l-cl

jbc-l-station

jbc-l-grid

SITE FURNISHINGS (FURN)
jbc-furn-handrail

jbc-furn-bollard

jbc-furn-notes

jbc-furn-plntr

jbc-furn-wall

jbc-furn-receptacle

jbc-furn-playstruc

jbc-furn-fence

jbc-furn-pool

jbc-furn-fountain

jbc-l-limit of work line

jbc-ex-struct

EXISTING (EX)

jbc-ex-hscape

jbc-ex-utility

jbc-ex-lscape

jbc-ex-fnc

jbc-ex-notes

jbc-furn-shelter

jbc-furn-lighting

jbc-z-xref

50% OF REQUIRED
BUFFER LANDSCAPE:
3 EVERGREEN TREES
(SUBSTITUTION FOR

REQUIRED 3
DECIDUOUS TREES

AND 6 UNDERSTORY
TREES )

50% OF REQUIRED
BUFFER LANDSCAPE:
3 EVERGREEN TREES
(SUBSTITUTION FOR

REQUIRED 3
DECIDUOUS TREES

AND 6 UNDERSTORY
TREES )

BIKE RACK

REQUIRED PARKING LOT SCREENING
4 DECIDUOUS TREES (4 PROVIDED)

8 UNDERSTORY TREES (8 PROVIDED)
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OVERALL PLANTING PLAN
PHASE 1A &1B

Description Date No.

0 150502550

NORTH

PLANTING NOTES

1. LANDSCAPE CONTRACTOR SHALL COMPLY WITH ALL PROVISIONS AND
SECTIONS WITHIN THE LOCAL JURISDICTION'S STANDARD SPECIFICATIONS
UNLESS OTHERWISE NOTED.

2. EXTENTS OF ALL SEEDED AND SODDED AREAS TO BE STAKED IN THE FIELD AND
APPROVED BY THE OWNER'S REPRESENTATIVE PRIOR TO PLANTING.

3. CONTRACTOR SHALL COORDINATE DELIVERY SCHEDULE TO BROADCAST SEED
AND INSTALL SOD UPON ARRIVAL. ALL SEED MIXES SHALL BE OBTAINED FROM A
SINGLE NURSERY SOURCE. CONTRACTOR IS RESPONSIBLE FOR VERIFYING
QUANTITIES OF SEED AND SOD MATERIALS SHOWN.  ACTUAL QUANTITIES AND
MEASUREMENTS ON DRAWINGS TAKE PRECEDENT OVER TABLE QUANTITIES.
NOTIFY LANDSCAPE ARCHITECT OF ANY DISCREPANCIES.

4. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE TO SEED AND RESTORE
ALL DISTURBED AREAS BACK TO ORIGINAL OR FINISH GRADE ELEVATIONS,
INCLUDING EQUIPMENT MATERIAL STORAGE AREA AND STAGING AREAS
ADJACENT TO SITE.

5. BROADCAST SEED AND INSTALL SOD AFTER FINAL GRADES ARE ESTABLISHED
AND PRIOR TO PLANTING OF ALL OTHER PLANTS.

6. ALL EXISTING PLANTS SHOWN ON PLAN ARE IN APPROXIMATE LOCATIONS.
ADJUST NEW SEED BED AND SOD LOCATIONS TO AVOID CONFLICT WITH
EXISTING PLANTINGS. CONTRACTOR TO COORDINATE WITH OWNER'S
REPRESENTATIVE AND LANDSCAPE ARCHITECT ON ANY NECESSARY
ADJUSTMENTS.

7. THE LANDSCAPE CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO
PREVENT CONTAMINATION AND DAMAGE TO ALL SEED AND SOD MATERIAL
DURING FINISH GRADING, SEED BED PREPARATION, INSTALLATION OF
PRE-PLANT FERTILITY, AND MAINTENANCE OPERATIONS.

8. CONTRACTOR SHALL GUARANTEE ALL SEED AND SOD MATERIALS FOR A
PERIOD OF ONE YEAR FROM DATE OF INSTALLATION. CONTRACTOR SHALL BE
RESPONSIBLE FOR ADJUSTING ANY SODDED AREAS THAT HAVE BECOME DEAD
OR BARE WITHIN ONE YEAR FROM DATE OF INSTALLATION.

THE REQUIRED LANDSCAPING, BOTH EXISTING AND PROPOSED, SHALL BE
MAINTAINED FOR THE LIFE OF THE CERTIFICATE OF OCCUPANCY.

LANDSCAPE CALCULATIONS PER CITY OF INDIANOLA ZONING ORDINANCE:

TOTAL LOT SIZE: 1,876,974 SF (43.09 AC), 25% OPEN SPACE REQUIRED

1,876,974 X .25 = 469,244 SF (10.77) REQUIRED OPEN SPACE (~13.54 ACRES
PROVIDED)

469,244 SF / 2,000 SF = 235 PLANT UNITS (PU)
1 DECIDUOUS TREE X 235 PU = 235 DECIDUOUS TREES REQUIRED
2 UNDERSTORY TREE X 235 PU = 470 UNDERSTORY TREES REQUIRED
2 SHRUB X 235 PU = 235 SHRUBS REQUIRED

OPEN SPACE LANDSCAPE REQUIREMENTS ARE MET WITH EXISTING CONDITIONS ON
SITE.

PARKING LOT ISLAND LANDSCAPE REQUIREMENTS:
1 TREE PER ISLAND IN SINGLE ROW, 2 TREES PER 50 LF AND 3' HT. HEADLIGHT
SCREENING

E 1ST AVENUE (NORTH SIDE OF STREET - 200 LF OF PARKING LOT)
-200 LF / 50 LF = 4 PLANT UNITS

-4 DECIDUOUS TREES (2 PROPOSED, 2 EXISTING) AND 8 UNDERSTORY
TREES PROVIDED

PARKING LOT BUFFER REQUIREMENTS PER 25 LF
1 DECIDUOUS TREE, 2 UNDERSTORY TREES, AND 6 SHRUBS

NORTHWEST PARKING LOT BUFFER - 150 LF (50% REQUIRED)
150 LF / 25 LF = 6 PLANT UNITS
6 X 1 DECIDUOUS TREE = 6 DECIDUOUS TREES REQUIRED, 3 PROVIDED

-3 EVERGREEN TREES SUBSTITUTED FOR 3 DECIDUOUS TREES
6 X 2 UNDERSTORY TREES = 12 UNDERSTORY TREES REQUIRED, 6 PROVIDED

- 3 EVERGREEN TREES SUBSTITUTED FOR 6 UNDERSTORY TREES

DESCRIPTION CONT

PLANT SCHEDULE

SYMBOL

SOD ROLL (24" WIDE MIN.)
TYPE 1 TURF SEED
WET SEED MIX

QTY

34,859 SF
242,035 SF
14,095 SF

WET / MESIC SEED MIX 12,309 SF
MESIC SEED MIX 29,345 SF
HILLSIDE SEED MIX SEED 8,045 SF
ROCK MULCH 13,475 SF

SEED
SEED
SEED
SEED

1

1

ADD 04 02/20/24 1

1

1

1

1

1

1

1

NATIVE/NON-NATIVE

ROLL (24" WIDE MIN.)

AUTUMN BRILLIANCE
APPLE SERVICEBERRY

14

FLOWERING
DOGWOOD

1.5" CAL

1.5" CAL
COMMON NAME CONTSYMBOL QTY NATIVE/NON-NATIVE

GINKGO BILOBA
'AUTUMN GOLD'

22" CAL

NATIVE

4 NATIVE

NON-NATIVE

SPRING SNOW
CRABAPPLE

61.5" CAL NATIVE

COLORADO SPRUCE 66' IN HEIGHT NATIVE

DWARF PURPLE LILAC
"BLOOMERANG"

733 GAL NATIVE

PRAIRIE DROPSEED 3101 GAL NATIVE

SALVIA
MEADOW SAGE

2701 GAL NATIVE

2

2

2

2

2

2

2

2
2

ADD 05 02/23/24 2

2
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ADD 04 02/20/24 1

1

1

1

1

1

1

1

PLANTING NOTES

1. LANDSCAPE CONTRACTOR SHALL COMPLY WITH ALL PROVISIONS AND
SECTIONS WITHIN THE LOCAL JURISDICTION'S STANDARD SPECIFICATIONS
UNLESS OTHERWISE NOTED.

2. EXTENTS OF ALL SEEDED AND SODDED AREAS TO BE STAKED IN THE FIELD AND
APPROVED BY THE OWNER'S REPRESENTATIVE PRIOR TO PLANTING.

3. CONTRACTOR SHALL COORDINATE DELIVERY SCHEDULE TO BROADCAST SEED
AND INSTALL SOD UPON ARRIVAL. ALL SEED MIXES SHALL BE OBTAINED FROM A
SINGLE NURSERY SOURCE. CONTRACTOR IS RESPONSIBLE FOR VERIFYING
QUANTITIES OF SEED AND SOD MATERIALS SHOWN.  ACTUAL QUANTITIES AND
MEASUREMENTS ON DRAWINGS TAKE PRECEDENT OVER TABLE QUANTITIES.
NOTIFY LANDSCAPE ARCHITECT OF ANY DISCREPANCIES.

4. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE TO SEED AND RESTORE
ALL DISTURBED AREAS BACK TO ORIGINAL OR FINISH GRADE ELEVATIONS,
INCLUDING EQUIPMENT MATERIAL STORAGE AREA AND STAGING AREAS
ADJACENT TO SITE.

5. BROADCAST SEED AND INSTALL SOD AFTER FINAL GRADES ARE ESTABLISHED
AND PRIOR TO PLANTING OF ALL OTHER PLANTS.

6. ALL EXISTING PLANTS SHOWN ON PLAN ARE IN APPROXIMATE LOCATIONS.
ADJUST NEW SEED BED AND SOD LOCATIONS TO AVOID CONFLICT WITH
EXISTING PLANTINGS. CONTRACTOR TO COORDINATE WITH OWNER'S
REPRESENTATIVE AND LANDSCAPE ARCHITECT ON ANY NECESSARY
ADJUSTMENTS.

7. THE LANDSCAPE CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO
PREVENT CONTAMINATION AND DAMAGE TO ALL SEED AND SOD MATERIAL
DURING FINISH GRADING, SEED BED PREPARATION, INSTALLATION OF
PRE-PLANT FERTILITY, AND MAINTENANCE OPERATIONS.

8. CONTRACTOR SHALL GUARANTEE ALL SEED AND SOD MATERIALS FOR A
PERIOD OF ONE YEAR FROM DATE OF INSTALLATION. CONTRACTOR SHALL BE
RESPONSIBLE FOR ADJUSTING ANY SODDED AREAS THAT HAVE BECOME DEAD
OR BARE WITHIN ONE YEAR FROM DATE OF INSTALLATION.

THE REQUIRED LANDSCAPING, BOTH EXISTING AND PROPOSED, SHALL BE
MAINTAINED FOR THE LIFE OF THE CERTIFICATE OF OCCUPANCY.

LANDSCAPE CALCULATIONS PER CITY OF INDIANOLA ZONING ORDINANCE:

TOTAL LOT SIZE: 1,876,974 SF (43.09 AC), 25% OPEN SPACE REQUIRED

1,876,974 X .25 = 469,244 SF (10.77) REQUIRED OPEN SPACE (~13.54 ACRES
PROVIDED)

469,244 SF / 2,000 SF = 235 PLANT UNITS (PU)
1 DECIDUOUS TREE X 235 PU = 235 DECIDUOUS TREES REQUIRED
2 UNDERSTORY TREE X 235 PU = 470 UNDERSTORY TREES REQUIRED
2 SHRUB X 235 PU = 235 SHRUBS REQUIRED

OPEN SPACE LANDSCAPE REQUIREMENTS ARE MET WITH EXISTING CONDITIONS ON
SITE.

PARKING LOT ISLAND LANDSCAPE REQUIREMENTS:
1 TREE PER ISLAND IN SINGLE ROW, 2 TREES PER 50 LF AND 3' HT. HEADLIGHT
SCREENING

E 1ST AVENUE (NORTH SIDE OF STREET - 200 LF OF PARKING LOT)
-200 LF / 50 LF = 4 PLANT UNITS

-4 DECIDUOUS TREES (2 PROPOSED, 2 EXISTING) AND 8 UNDERSTORY
TREES PROVIDED

PARKING LOT BUFFER REQUIREMENTS PER 25 LF
1 DECIDUOUS TREE, 2 UNDERSTORY TREES, AND 6 SHRUBS

NORTHWEST PARKING LOT BUFFER - 150 LF (50% REQUIRED)
150 LF / 25 LF = 6 PLANT UNITS
6 X 1 DECIDUOUS TREE = 6 DECIDUOUS TREES REQUIRED, 3 PROVIDED

-3 EVERGREEN TREES SUBSTITUTED FOR 3 DECIDUOUS TREES
6 X 2 UNDERSTORY TREES = 12 UNDERSTORY TREES REQUIRED, 6 PROVIDED

- 3 EVERGREEN TREES SUBSTITUTED FOR 6 UNDERSTORY TREES

DESCRIPTION CONT

PLANT SCHEDULE

SYMBOL

SOD ROLL (24" WIDE MIN.)
TYPE 1 TURF SEED
WET SEED MIX

QTY

34,859 SF
242,035 SF
14,095 SF

WET / MESIC SEED MIX 12,309 SF
MESIC SEED MIX 29,345 SF
HILLSIDE SEED MIX SEED 8,045 SF
ROCK MULCH 13,475 SF

SEED
SEED
SEED
SEED

1

1

NATIVE/NON-NATIVE

ROLL (24" WIDE MIN.)

AUTUMN BRILLIANCE
APPLE SERVICEBERRY

14

FLOWERING
DOGWOOD

1.5" CAL

1.5" CAL
COMMON NAME CONTSYMBOL QTY NATIVE/NON-NATIVE

GINKGO BILOBA
'AUTUMN GOLD'

22" CAL

NATIVE

4 NATIVE

NON-NATIVE

SPRING SNOW
CRABAPPLE

61.5" CAL NATIVE

COLORADO SPRUCE 66' IN HEIGHT NATIVE

DWARF PURPLE LILAC
"BLOOMERANG"

733 GAL NATIVE

PRAIRIE DROPSEED 3101 GAL NATIVE

SALVIA
MEADOW SAGE

2701 GAL NATIVE

2

2

2

2

2

2
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PLANTING PLAN
PHASE 1A - EAST
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0 60201020

NORTH

2 BLACK METAL EDGING
3/8" = 1' - 0"1 MULCH ADJACENT TO PAVEMENT

1" = 1' - 0"

ADD 04 02/20/24 1

1

1

PLANTING NOTES

1. LANDSCAPE CONTRACTOR SHALL COMPLY WITH ALL PROVISIONS AND
SECTIONS WITHIN THE LOCAL JURISDICTION'S STANDARD
SPECIFICATIONS UNLESS OTHERWISE NOTED.

2. EXTENTS OF ALL SEEDED AND SODDED AREAS TO BE STAKED IN THE FIELD
AND APPROVED BY THE OWNER'S REPRESENTATIVE PRIOR TO PLANTING.

3. CONTRACTOR SHALL COORDINATE DELIVERY SCHEDULE TO BROADCAST
SEED AND INSTALL SOD UPON ARRIVAL. ALL SEED MIXES SHALL BE
OBTAINED FROM A SINGLE NURSERY SOURCE. CONTRACTOR IS
RESPONSIBLE FOR VERIFYING QUANTITIES OF SEED AND SOD MATERIALS
SHOWN.  ACTUAL QUANTITIES AND MEASUREMENTS ON DRAWINGS TAKE
PRECEDENT OVER TABLE QUANTITIES. NOTIFY LANDSCAPE ARCHITECT OF
ANY DISCREPANCIES.

4. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE TO SEED AND
RESTORE ALL DISTURBED AREAS BACK TO ORIGINAL OR FINISH GRADE
ELEVATIONS, INCLUDING EQUIPMENT MATERIAL STORAGE AREA AND
STAGING AREAS ADJACENT TO SITE.

5. BROADCAST SEED AND INSTALL SOD AFTER FINAL GRADES ARE
ESTABLISHED AND PRIOR TO PLANTING OF ALL OTHER PLANTS.

6. ALL EXISTING PLANTS SHOWN ON PLAN ARE IN APPROXIMATE
LOCATIONS.  ADJUST NEW SEED BED AND SOD LOCATIONS TO AVOID
CONFLICT WITH EXISTING PLANTINGS. CONTRACTOR TO COORDINATE
WITH OWNER'S REPRESENTATIVE AND LANDSCAPE ARCHITECT ON ANY
NECESSARY ADJUSTMENTS.

7. THE LANDSCAPE CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS
TO PREVENT CONTAMINATION AND DAMAGE TO ALL SEED AND SOD
MATERIAL DURING FINISH GRADING, SEED BED PREPARATION,
INSTALLATION OF PRE-PLANT FERTILITY, AND MAINTENANCE OPERATIONS.

8. CONTRACTOR SHALL GUARANTEE ALL SEED AND SOD MATERIALS FOR A
PERIOD OF ONE YEAR FROM DATE OF INSTALLATION. CONTRACTOR
SHALL BE RESPONSIBLE FOR ADJUSTING ANY SODDED AREAS THAT HAVE

BECOME DEAD OR BARE WITHIN ONE YEAR FROM DATE OF
INSTALLATION.

THE REQUIRED LANDSCAPING, BOTH EXISTING AND PROPOSED, SHALL BE
MAINTAINED FOR THE LIFE OF THE CERTIFICATE OF OCCUPANCY.

LANDSCAPE CALCULATIONS PER CITY OF INDIANOLA ZONING ORDINANCE:

TOTAL LOT SIZE: 1,876,974 SF (43.09 AC), 25% OPEN SPACE REQUIRED

1,876,974 X .25 = 469,244 SF (10.77) REQUIRED OPEN SPACE (~13.54 ACRES
PROVIDED)

469,244 SF / 2,000 SF = 235 PLANT UNITS (PU)
1 DECIDUOUS TREE X 235 PU = 235 DECIDUOUS TREES REQUIRED
2 UNDERSTORY TREE X 235 PU = 470 UNDERSTORY TREES REQUIRED
2 SHRUB X 235 PU = 235 SHRUBS REQUIRED

OPEN SPACE LANDSCAPE REQUIREMENTS ARE MET WITH EXISTING
CONDITIONS ON SITE.

PARKING LOT ISLAND LANDSCAPE REQUIREMENTS:
1 TREE PER ISLAND IN SINGLE ROW, 2 TREES PER 50 LF AND 3' HT. HEADLIGHT
SCREENING

E 1ST AVENUE (NORTH SIDE OF STREET - 200 LF OF PARKING LOT)
-200 LF / 50 LF = 4 PLANT UNITS

-4 DECIDUOUS TREES (2 PROPOSED, 2 EXISTING) AND 8
UNDERSTORY TREES PROVIDED

PARKING LOT BUFFER REQUIREMENTS PER 25 LF
1 DECIDUOUS TREE, 2 UNDERSTORY TREES, AND 6 SHRUBS

NORTHWEST PARKING LOT BUFFER - 150 LF (50% REQUIRED)
150 LF / 25 LF = 6 PLANT UNITS
6 X 1 DECIDUOUS TREE = 6 DECIDUOUS TREES REQUIRED, 3 PROVIDED

-3 EVERGREEN TREES SUBSTITUTED FOR 3 DECIDUOUS TREES
6 X 2 UNDERSTORY TREES = 12 UNDERSTORY TREES REQUIRED, 6 PROVIDED

- 3 EVERGREEN TREES SUBSTITUTED FOR 6 UNDERSTORY TREES

DESCRIPTION CONT

PLANT SCHEDULE

SYMBOL

SOD ROLL (24" WIDE MIN.)
TYPE 1 TURF SEED
WET SEED MIX

QTY

34,859 SF
242,035 SF
14,095 SF

WET / MESIC SEED MIX 12,309 SF
MESIC SEED MIX 29,345 SF
HILLSIDE SEED MIX SEED 8,045 SF
ROCK MULCH 13,475 SF

SEED
SEED
SEED
SEED

1

1

NATIVE/NON-NATIVE

ROLL (24" WIDE MIN.)

AUTUMN BRILLIANCE
APPLE SERVICEBERRY

14

FLOWERING
DOGWOOD

1.5" CAL

1.5" CAL
COMMON NAME CONTSYMBOL QTY NATIVE/NON-NATIVE

GINKGO BILOBA
'AUTUMN GOLD'

22" CAL

NATIVE

4 NATIVE

NON-NATIVE

SPRING SNOW
CRABAPPLE

61.5" CAL NATIVE

COLORADO SPRUCE 66' IN HEIGHT NATIVE

DWARF PURPLE LILAC
"BLOOMERANG"

733 GAL NATIVE

PRAIRIE DROPSEED 3101 GAL NATIVE

SALVIA
MEADOW SAGE

2701 GAL NATIVE

2

2
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PLANTING PLAN
PHASE 1B

Description Date No.

0 60201020

NORTH

ADD 04 02/20/24 1

PLANTING NOTES

1. LANDSCAPE CONTRACTOR SHALL COMPLY WITH ALL PROVISIONS AND
SECTIONS WITHIN THE LOCAL JURISDICTION'S STANDARD SPECIFICATIONS
UNLESS OTHERWISE NOTED.

2. EXTENTS OF ALL SEEDED AND SODDED AREAS TO BE STAKED IN THE FIELD AND
APPROVED BY THE OWNER'S REPRESENTATIVE PRIOR TO PLANTING.

3. CONTRACTOR SHALL COORDINATE DELIVERY SCHEDULE TO BROADCAST SEED
AND INSTALL SOD UPON ARRIVAL. ALL SEED MIXES SHALL BE OBTAINED FROM A
SINGLE NURSERY SOURCE. CONTRACTOR IS RESPONSIBLE FOR VERIFYING
QUANTITIES OF SEED AND SOD MATERIALS SHOWN.  ACTUAL QUANTITIES AND
MEASUREMENTS ON DRAWINGS TAKE PRECEDENT OVER TABLE QUANTITIES.
NOTIFY LANDSCAPE ARCHITECT OF ANY DISCREPANCIES.

4. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE TO SEED AND RESTORE
ALL DISTURBED AREAS BACK TO ORIGINAL OR FINISH GRADE ELEVATIONS,
INCLUDING EQUIPMENT MATERIAL STORAGE AREA AND STAGING AREAS
ADJACENT TO SITE.

5. BROADCAST SEED AND INSTALL SOD AFTER FINAL GRADES ARE ESTABLISHED
AND PRIOR TO PLANTING OF ALL OTHER PLANTS.

6. ALL EXISTING PLANTS SHOWN ON PLAN ARE IN APPROXIMATE LOCATIONS.
ADJUST NEW SEED BED AND SOD LOCATIONS TO AVOID CONFLICT WITH
EXISTING PLANTINGS. CONTRACTOR TO COORDINATE WITH OWNER'S
REPRESENTATIVE AND LANDSCAPE ARCHITECT ON ANY NECESSARY
ADJUSTMENTS.

7. THE LANDSCAPE CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO
PREVENT CONTAMINATION AND DAMAGE TO ALL SEED AND SOD MATERIAL
DURING FINISH GRADING, SEED BED PREPARATION, INSTALLATION OF
PRE-PLANT FERTILITY, AND MAINTENANCE OPERATIONS.

8. CONTRACTOR SHALL GUARANTEE ALL SEED AND SOD MATERIALS FOR A
PERIOD OF ONE YEAR FROM DATE OF INSTALLATION. CONTRACTOR SHALL BE
RESPONSIBLE FOR ADJUSTING ANY SODDED AREAS THAT HAVE BECOME DEAD
OR BARE WITHIN ONE YEAR FROM DATE OF INSTALLATION.

THE REQUIRED LANDSCAPING, BOTH EXISTING AND PROPOSED, SHALL BE
MAINTAINED FOR THE LIFE OF THE CERTIFICATE OF OCCUPANCY.

LANDSCAPE CALCULATIONS PER CITY OF INDIANOLA ZONING ORDINANCE:

TOTAL LOT SIZE: 1,876,974 SF (43.09 AC), 25% OPEN SPACE REQUIRED

1,876,974 X .25 = 469,244 SF (10.77) REQUIRED OPEN SPACE (~13.54 ACRES
PROVIDED)

469,244 SF / 2,000 SF = 235 PLANT UNITS (PU)
1 DECIDUOUS TREE X 235 PU = 235 DECIDUOUS TREES REQUIRED
2 UNDERSTORY TREE X 235 PU = 470 UNDERSTORY TREES REQUIRED
2 SHRUB X 235 PU = 235 SHRUBS REQUIRED

OPEN SPACE LANDSCAPE REQUIREMENTS ARE MET WITH EXISTING CONDITIONS ON
SITE.

PARKING LOT ISLAND LANDSCAPE REQUIREMENTS:
1 TREE PER ISLAND IN SINGLE ROW, 2 TREES PER 50 LF AND 3' HT. HEADLIGHT
SCREENING

E 1ST AVENUE (NORTH SIDE OF STREET - 200 LF OF PARKING LOT)
-200 LF / 50 LF = 4 PLANT UNITS

-4 DECIDUOUS TREES (2 PROPOSED, 2 EXISTING) AND 8 UNDERSTORY
TREES PROVIDED

PARKING LOT BUFFER REQUIREMENTS PER 25 LF
1 DECIDUOUS TREE, 2 UNDERSTORY TREES, AND 6 SHRUBS

NORTHWEST PARKING LOT BUFFER - 150 LF (50% REQUIRED)
150 LF / 25 LF = 6 PLANT UNITS
6 X 1 DECIDUOUS TREE = 6 DECIDUOUS TREES REQUIRED, 3 PROVIDED

-3 EVERGREEN TREES SUBSTITUTED FOR 3 DECIDUOUS TREES
6 X 2 UNDERSTORY TREES = 12 UNDERSTORY TREES REQUIRED, 6 PROVIDED

- 3 EVERGREEN TREES SUBSTITUTED FOR 6 UNDERSTORY TREES

DESCRIPTION CONT

PLANT SCHEDULE

SYMBOL

SOD ROLL (24" WIDE MIN.)
TYPE 1 TURF SEED
WET SEED MIX

QTY

34,859 SF
242,035 SF
14,095 SF

WET / MESIC SEED MIX 12,309 SF
MESIC SEED MIX 29,345 SF
HILLSIDE SEED MIX SEED 8,045 SF
ROCK MULCH 13,475 SF

SEED
SEED
SEED
SEED

1

1

NATIVE/NON-NATIVE

ROLL (24" WIDE MIN.)

AUTUMN BRILLIANCE
APPLE SERVICEBERRY

14

FLOWERING
DOGWOOD

1.5" CAL

1.5" CAL
COMMON NAME CONTSYMBOL QTY NATIVE/NON-NATIVE

GINKGO BILOBA
'AUTUMN GOLD'

22" CAL

NATIVE

4 NATIVE

NON-NATIVE

SPRING SNOW
CRABAPPLE

61.5" CAL NATIVE

COLORADO SPRUCE 66' IN HEIGHT NATIVE

DWARF PURPLE LILAC
"BLOOMERANG"

733 GAL NATIVE

PRAIRIE DROPSEED 3101 GAL NATIVE

SALVIA
MEADOW SAGE

2701 GAL NATIVE

2

2

2

2
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PLANTING PLAN
PHASE 1A &1B

Description Date No.

NORTH

0 24848

DESCRIPTION CONT

PLANT SCHEDULE

SYMBOL

SOD

QTY

3,725 SFROLL (24" WIDE MIN.)

ADD 04 02/20/24 1

1

1

PLANTING NOTES

1. LANDSCAPE CONTRACTOR SHALL COMPLY WITH ALL PROVISIONS AND
SECTIONS WITHIN THE LOCAL JURISDICTION'S STANDARD SPECIFICATIONS
UNLESS OTHERWISE NOTED.

2. EXTENTS OF ALL SEEDED AND SODDED AREAS TO BE STAKED IN THE FIELD AND
APPROVED BY THE OWNER'S REPRESENTATIVE PRIOR TO PLANTING.

3. CONTRACTOR SHALL COORDINATE DELIVERY SCHEDULE TO BROADCAST SEED
AND INSTALL SOD UPON ARRIVAL. ALL SEED MIXES SHALL BE OBTAINED FROM A
SINGLE NURSERY SOURCE. CONTRACTOR IS RESPONSIBLE FOR VERIFYING
QUANTITIES OF SEED AND SOD MATERIALS SHOWN.  ACTUAL QUANTITIES AND
MEASUREMENTS ON DRAWINGS TAKE PRECEDENT OVER TABLE QUANTITIES.
NOTIFY LANDSCAPE ARCHITECT OF ANY DISCREPANCIES.

4. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE TO SEED AND RESTORE
ALL DISTURBED AREAS BACK TO ORIGINAL OR FINISH GRADE ELEVATIONS,
INCLUDING EQUIPMENT MATERIAL STORAGE AREA AND STAGING AREAS
ADJACENT TO SITE.

5. BROADCAST SEED AND INSTALL SOD AFTER FINAL GRADES ARE ESTABLISHED
AND PRIOR TO PLANTING OF ALL OTHER PLANTS.

6. ALL EXISTING PLANTS SHOWN ON PLAN ARE IN APPROXIMATE LOCATIONS.
ADJUST NEW SEED BED AND SOD LOCATIONS TO AVOID CONFLICT WITH
EXISTING PLANTINGS. CONTRACTOR TO COORDINATE WITH OWNER'S
REPRESENTATIVE AND LANDSCAPE ARCHITECT ON ANY NECESSARY
ADJUSTMENTS.

7. THE LANDSCAPE CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO
PREVENT CONTAMINATION AND DAMAGE TO ALL SEED AND SOD MATERIAL
DURING FINISH GRADING, SEED BED PREPARATION, INSTALLATION OF
PRE-PLANT FERTILITY, AND MAINTENANCE OPERATIONS.

8. CONTRACTOR SHALL GUARANTEE ALL SEED AND SOD MATERIALS FOR A
PERIOD OF ONE YEAR FROM DATE OF INSTALLATION. CONTRACTOR SHALL BE
RESPONSIBLE FOR ADJUSTING ANY SODDED AREAS THAT HAVE BECOME DEAD
OR BARE WITHIN ONE YEAR FROM DATE OF INSTALLATION.

THE REQUIRED LANDSCAPING, BOTH EXISTING AND PROPOSED, SHALL BE
MAINTAINED FOR THE LIFE OF THE CERTIFICATE OF OCCUPANCY.
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FFE = 936.90

PROPOSED ADDITION
PHASE 1A

FFE = 936.90

PROPOSED
ADDITION
PHASE 2

FFE = 936.90

PROPOSED ADMIN SUITE
PHASE 1B

FFE = 951.80

PROPOSED GYM ADDITION
PHASE 2

FFE = 951.80 (UPPER)
FFE = 936.90 (LOWER)

T

50% OF REQUIRED
LANDSCAPE BUFFER:
6 DECIDUOUS TREES

(12 REQUIRED)
6 UNDERSTORY TREES

PROVIDED (24
REQUIRED)

6 EVERGREEN TREES
(SUBSTITUTED FOR

REMAINING 12
UNDERSTORY TREES)

49 SHRUBS PROPOSED
AS HEADLIGHT

SCREENING (73
REQUIRED)

50% OF REQUIRED
BUFFER LANDSCAPE:
3 EVERGREEN TREES
(SUBSTITUTION FOR

REQUIRED 3
DECIDUOUS TREES

AND 6 UNDERSTORY
TREES )

50% OF REQUIRED
BUFFER LANDSCAPE:
3 EVERGREEN TREES
(SUBSTITUTION FOR

REQUIRED 3
DECIDUOUS TREES

AND 6 UNDERSTORY
TREES )

275 LF REQUIRED
PARKING LOT

SCREENING
5 DECIDUOUS

TREES
(5 PROVIDED)

10 UNDERSTORY
TREES

(6 PROVIDED)

REQUIRED PARKING LOT SCREENING
9 DECIDUOUS TREES (9 PROVIDED)

18 UNDERSTORY TREES (18 PROVIDED)
GROUNDCOVER
PERENNIAL MIX

UNDERSTORY
TREES

DECIDUOUS
TREES

LEGEND

SOD

SHRUBS/GRASSES

WET SEED MIX

EVERGREEN
TREES

EXISTING
TREE

MESIC SEED MIX

HILLSIDE SEED MIX

WET/MESIC SEED MIX

SYNTHETIC
TURF
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Description Date No.

0 150502550

NORTH

PLANTING NOTES

1. LANDSCAPE CONTRACTOR SHALL COMPLY WITH ALL PROVISIONS AND SECTIONS
WITHIN THE LOCAL JURISDICTION'S STANDARD SPECIFICATIONS UNLESS OTHERWISE
NOTED.

2. LOCATIONS OF ALL PLANT MATERIALS TO BE STAKED IN THE FIELD AND APPROVED BY
THE OWNER'S REPRESENTATIVE PRIOR TO PLANTING.

3. CONTRACTOR SHALL COORDINATE DELIVERY SCHEDULE AND PLANT TREES UPON
ARRIVAL. ALL PLANTS OF THE SAME SPECIES SHALL BE OBTAINED FROM A SINGLE
NURSERY SOURCE. CONTRACTOR IS RESPONSIBLE FOR VERIFYING QUANTITIES OF
PLANT MATERIALS SHOWN.

4. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE TO SEED AND RESTORE ALL
DISTURBED AREAS BACK TO ORIGINAL OR FINISH GRADE ELEVATIONS, INCLUDING
EQUIPMENT MATERIAL STORAGE AREA AND STAGING AREAS ADJACENT TO SITE.

5. PLANT TREES AFTER FINAL GRADES ARE ESTABLISHED AND PRIOR TO PLANTING OF
ALL OTHER PLANTS.

6. ALL EXISTING PLANTS SHOWN ON PLAN ARE IN APPROXIMATE LOCATIONS.  ADJUST
NEW PLANTING BED AND TREE LOCATIONS TO AVOID CONFLICT WITH EXISTING
PLANTINGS. CONTRACTOR TO COORDINATE WITH OWNER'S REPRESENTATIVE AND
LANDSCAPE ARCHITECT ON ANY NECESSARY ADJUSTMENTS.

7. THE LANDSCAPE CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO PREVENT
INJURY TO ALL PLANT MATERIAL DURING DIGGING, HANDLING, PLANTING AND
MAINTENANCE OPERATIONS.

8. ALL TREE AND SHRUB LANDSCAPE BEDS SHALL HAVE WEED-PREVENTION FABRIC
INSTALLED. WEED PREVENTION FABRIC SHALL COVER THE ENTIRE LANDSCAPE BED.

9. CANOPY TREES AND EVERGREEN TREES PLANTED IN A LAWN OR GRASS SETTING
SHALL RECEIVE A MINIMUM OF 4" SHREDDED HARDWOOD MULCH UNLESS
OTHERWISE SPECIFIED.  MULCH AROUND TREES SHALL BE EXTENDED OUT AS FAR AS
THE HOLE DUG FOR PLANTING AND SHALL BE PLACED IN SUCH A WAY AS TO FORM
A BOWL AT THE BASE OF THE TRUNK ALLOWING WATER TO COLLECT
MORE EFFECTIVELY.

10. REMOVE ALL WIRE, TWINE, OR BURLAP FROM THE ROOTBALLS OF STREET TREES PRIOR
TO PLANTING.

11. CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIALS FOR A PERIOD OF ONE
YEAR FROM DATE OF INSTALLATION. CONTRACTOR SHALL BE RESPONSIBLE FOR
ADJUSTING ANY TREES THAT HAVE BECOME TILTED WITHIN ONE YEAR FROM DATE OF
INSTALLATION. CONTRACTOR SHALL BE RESPONSIBLE FOR THE REMOVAL OF
IDENTIFICATION TAGS, CONTAINERS, AND BURLAP ON ALL PLANT MATERIAL PRIOR
TO COMPLETION OF THE CONTRACT.

12. THE REQUIRED LANDSCAPING, BOTH EXISTING AND PROPOSED, SHALL BE
MAINTAINED FOR THE LIFE OF THE CERTIFICATE OF OCCUPANCY.

13. LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR VERIFYING QUANTITIES OF PLANT
MATERIALS AND IMPROVEMENTS SHOWN, ACTUAL QUANTITIES AND MEASUREMENTS
ON DRAWINGS TAKE PRECEDENT OVER TABLE QUANTITIES. NOTIFY LANDSCAPE
ARCHITECT OF ANY DISCREPANCIES.

LARSON ENGINEERING, INC.

JBC

KPFF
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Description Date No.

LANDSCAPE CALCULATIONS PER CITY OF INDIANOLA ZONING ORDINANCE

OPEN SPACE LANDSCAPE REQUIREMENTS:
TOTAL LOT SIZE: 1,876,974 SF (43.09 AC), 25% OPEN SPACE REQUIRED

1,876,974 X .25 = 469,244 SF (10.77 AC) REQUIRED OPEN SPACE (~13.54 ACRES PROVIDED)

469,244 SF / 2,000 SF = 235 PLANT UNITS (PU)
1 DECIDUOUS TREE X 235 PU = 235 DECIDUOUS TREES REQUIRED
2 UNDERSTORY TREE X 235 PU = 470 UNDERSTORY TREES REQUIRED
2 SHRUB X 235 PU = 235 SHRUBS REQUIRED

OPEN SPACE LANDSCAPE REQUIREMENTS ARE MET WITH EXISTING CONDITIONS ON SITE.

PARKING LOT ISLAND LANDSCAPE REQUIREMENTS:
1 TREE PER ISLAND IN SINGLE ROW, 2 TREES PER ISLAND IN DOUBLE ROW
SHRUBS/GROUNDCOVER REQUIRED IN LIEU OF TREES

PARKING LOT SCREENING REQUIREMENTS:
1 DECIDUOUS TREE AND 2 UNDERSTORY TREES PER 50LF AND 3' HT. HEADLIGHT SCREENING

S 9TH STREET (EAST SIDE OF STREET - 267 LF OF PARKING LOT)
- 267 LF / 50 LF = 5 PLANT UNITS

--5 DECIDUOUS TREES AND 6 UNDERSTORY TREES PROVIDED

E 1ST AVENUE (NORTH SIDE OF STREET - 470 LF OF PARKING LOT)
- 470 LF / 50 LF = 9 PLANT UNITS

--9 DECIDUOUS TREES (7 PROPOSED, 2 EXISTING) AND 18 UNDERSTORY TREES PROVIDED
E 1ST AVENUE (SOUTH SIDE OF STREET - 150 LF OF PARKING LOT )

- 150 LF / 50 LF = 3 PLANT UNITS
--3 DECIDUOUS TREES AND 6 UNDERSTORY TREES PROVIDED

S 12TH STREET (WEST SIDE OF STREET - 244 LF OF PARKING LOT)
- 244 LF / 50 LF = 5 PLANT UNITS

--5 DECIDUOUS TREES AND 10 UNDERSTORY TREES PROVIDED
S 12TH STREET (EAST SIDE OF STREET - 250 LF OF PARKING LOT)

- 250 LF / 50 LF = 5 PLANT UNITS
--6 DECIDUOUS TREES AND 10 UNDERSTORY TREES PROVIDED

E 2ND AVENUE (NORTH SIDE OF STREET - 110 LF OF PARKING LOT)
- 110 LF / 50 LF = 2 PLANT UNITS

--2 EXISTING DECIDUOUS TREES AND 4 UNDERSTORY TREES PROVIDED

PARKING LOT BUFFER REQUIREMENTS PER 25 LF
1 DECIDUOUS TREE, 2 UNDERSTORY TREES, AND 6 SHRUBS

NORTHWEST PARKING LOT BUFFER - 150 LF (50% REQUIRED)
150 LF / 25 LF = 6 PLANT UNITS
6 X 1 DECIDUOUS TREE = 6 DECIDUOUS TREES REQUIRED, 3 PROVIDED

- 3 EVERGREEN TREES SUBSTITUTED FOR 3 DECIDUOUS TREES
6 X 2 UNDERSTORY TREES = 12 UNDERSTORY TREES REQUIRED, 6 PROVIDED

- 3 EVERGREEN TREES SUBSTITUTED FOR 6 UNDERSTORY TREES

SOUTH PARKING LOT BUFFER - 307 LF (50% REQUIRED)
307 LF / 25 LF = 12 PLANT UNITS
12 X 1 DECIDUOUS TREE = 12 DECIDUOUS TREES REQUIRED, 6 PROVIDED
12 X 2 UNDERSTORY TREES = 24 UNDERSTORY TREES REQUIRED, 12 PROVIDED

- 6 UNDERSTORY TREES PROVIDED
- 6 EVERGREEN TREES SUBSTITUTED FOR 12 UNDERSTORY TREES
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LARSON ENGINEERING, INC.

JBC

KPFF

MORRISSEY ENGINEERING,
INC.

RIPPE ASSOCIATES

CIVIL

LANDSCAPE ARCHITECT

STRUCTURAL

MEPTF

FOOD SERVICE

1 HERITAGE RIVER BIRCH
NO SCALE 2 COMMON HACKBERRY

NO SCALE 3 SHADEMASTER HONEYLOCUST
NO SCALE 4 AUTUMN BLAZE RED MAPLE

NO SCALE 5 SWAMP WHITE OAK
NO SCALE 6 SHAWNEE BRAVE BALDCYPRESS

NO SCALE 7 AUTUMN GOLD GINKGO
NO SCALE

8 GOLDEN GLORY DOGWOOD
NO SCALE 9 SPRING SNOW CRABAPPLE

NO SCALE 10 AUTUMN BRILLIANCE SERVICEBERRY
NO SCALE 11 EASTERN WHITE PINE

NO SCALE 12 ALGONQUIN SWISS STONE PINE
NO SCALE 13 COLORADO BLUE SPRUCE

NO SCALE

14 BLOOMERANG DWARF PURPLE LILAC
NO SCALE 18 LITTLE DEVIL NINEBARK

NO SCALE15 INCREDIBALL HYDRANGEA
NO SCALE 16 GOLDFINGER POTENTILLA

NO SCALE 17 TOR BIRCHLEAF SPIREA
NO SCALE

22 PRAIRIE BLAZING STAR
NO SCALE 24 COREOPSIS (TICKSEED)

NO SCALE23 BLUE PARADISE PHLOX
NO SCALE20 SHASTA DAISY

NO SCALE

29 KARL FOERSTER FEATHER REED GRASS
NO SCALE

25 BLACK-EYED SUSAN
NO SCALE21 CARADONNA SALVIA

NO SCALE

28 PRAIRIE DROPSEED
NO SCALE

26 WHITE CRANESBILL
NO SCALE

8 ESPRESSO KENTUCKY COFFEETREE
NO SCALE8 TRICOLOR BEECH

NO SCALE

30 VEITCHII BOSTON IVY
NO SCALE

27 HUMMELO BETONY
NO SCALE

19 GOOD VIBRATIONS JUNIPER
NO SCALE
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 SEE STRUCT FOR DIM BETWEEN NEW GRID 
SYSTEM AND WEST FACE OF EXISITNG MTL 
STUD WALL @ OLD WRESTLING ROOM - VIF, 
CONFIRM DIMENSION WITH ARCHITECT PRIOR 
TO BUILDING LAYOUT

319' - 5 1/2"

/1 A1.01B

/1 A1.01C

/1 A1.01D

/1 A1.01E/1 A1.01F

GENERAL FLOOR PLAN NOTES: 
1.REFER TO ADDITIONAL NOTES AND REQUIREMENTS ON ALL OTHER 

DOCUMENTS, OTHER DISCIPLINES AND SPECIFICATIONS.

2.ALL SITE INFO, FIXTURES AND EQUIPMENT SHOWN ON THIS SHEET IS 
PROVIDED FOR COORDINATION PURPOSES ONLY. THE LAYOUT IS 
CONSIDERED CONCEPTUAL. REFER TO CIVIL, MECHANICAL, ELECTRICAL, 

PLUMBING, FIRE SPRINKLER, LIFE-SAFETY, ETC. DOCUMENTS FOR 
SPECIFIC DESIGN INFORMATION.

3.ALL CONDUITS, PIPES, SPRINKLER MAINS SHOULD BE HELD AS TIGHT AS 
POSSIBLE TO THE ROOF OR FLOOR DECK ABOVE. NOTHING SHALL BE 
BELOW THE BOTTOM EDGE OF THE STRUCTURE UNLESS PRIOR 
APPROVAL IS GRANTED BY THE ARCHITECT OR OWNER. ABSOLUTELY NO 

OBSTRUCTIONS SHALL PREVENT A FINISHED CEILING HEIGHT NOTED ON 
THE DRAWINGS IN THOSE AREAS RECEIVING CEILING TREATMENT. 
PLACEMENT COORDINATION BETWEEN TRADES IS REQUIRED.

4.CAULK & SEAL ALL CONTROL-EXPANSION, SAWCUT JOINTS AT ALL 
INTERIOR & EXTERIOR MASONRY & CONCRETE.

5.ALL WALLS WITH SOUND BATT ATTENUATION BLANKETS ARE TO EXTEND 
TO DECK AND HAVE ACOUSTICAL SEALANT AT TOP AND BOTTOM. SEE 
WALL TYPES FOR ADDITIONAL REQUIREMENTS.

6.SEE EXTERIOR AND INTERIOR ELEVATIONS FOR FURTHER 
CLARIFICATION OF MATERIALS / LOCATIONS / FINSIHES.

7.PROVIDE FIRE TREATED BLOCKING IN WALLS AS REQUIRED FOR ALL 
WALL MOUNTED CASEWORK AND OTHER EQUIPMENT & ACCESSORIES.

8.FLOOR MATERIAL CHANGES SHALL OCCUR AT CENTER OF DOOR LEAF 
UNLESS NOTED OTHERWISE.

9.SEE WALL TYPE SHEET AND REFLECTED CEILING PLANS FOR 
INFORMATION AND LOCATIONS OF FULL HEIGHT WALLS.

10. REFER TO FINISH PLANS FOR MARKERBOARD TYPES AND LOCATIONS. 
CENTERED ON WALL UNLESS NOTED OTHERWISE.

11. ALL EQUIPMENT SHOWN FOR REFERENCE ONLY. REFER TO EQUIPMENT 
SCHEDULE AND PLANS FOR RESPONSIBILITIES.

GENERAL EXISTING FLOOR PLAN NOTES: 
1. HATCHED AREAS ARE SHOWN FOR REFERENCE ONLY AND ARE 

GENERALLY OUTSIDE OF PROJECT SCOPE.

2. ALL WALLS WITH SOUND BATT ATTENUATION BLANKETS ARE TO HAVE 
ACOUSTICAL SEALANT AT TOP AND BOTTOM. SEE WALL TYPES FOR 
ADDITIONAL REQUIREMENTS.

3. FACE OF NEW WALLS TO ALIGN WITH FACE OF EXISTING ADJACENT WALL, 
UNO.

4. WALL INFILL AT EXISTING WALLS SHALL BE SIZED TO MATCH EXISTING 
WALLS FACE OF NEW FINISH TO BE FLUSH WITH EXISTING FINISHED FACE 
ON EACH SIDE OF WALL  .

5. SEE EXTERIOR AND INTERIOR ELEVATIONS FOR FURTHER CLARIFICATION 
OF MATERIALS / LOCATIONS / FINISHED.

6. PROVIDE FIRE TREATED BLOCKING IN WALLS AS REQUIRED FOR ALL 
WALL MOUNTED CASEWORK AND OTHER ACCESSORIES.

7. ALL FLOOR MATERIAL CHANGES SHALL OCCUR AT CENTER OF DOOR LEAF.

8. SEE REFLECTED CEILING PLANS FOR LOCATIONS OF FULL HEIGHT WALLS.

9. DASHED LINE IDENTIFIES REMOVAL OF EXISTING 
SEALANT JOINT, CLEAN ADJOINING SUBSTRATES AND REPLACE BACKER 
ROD AND SEALANT.
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WALL LEGEND: 

EXISTING WALL

NEW WALL CONSTRUCTION 

DEMO WALL

GENERAL FLOOR PLAN NOTES: 
1.REFER TO ADDITIONAL NOTES AND REQUIREMENTS ON ALL OTHER 

DOCUMENTS, OTHER DISCIPLINES AND SPECIFICATIONS.

2.ALL SITE INFO, FIXTURES AND EQUIPMENT SHOWN ON THIS SHEET IS 
PROVIDED FOR COORDINATION PURPOSES ONLY. THE LAYOUT IS 
CONSIDERED CONCEPTUAL. REFER TO CIVIL, MECHANICAL, ELECTRICAL, 

PLUMBING, FIRE SPRINKLER, LIFE-SAFETY, ETC. DOCUMENTS FOR 
SPECIFIC DESIGN INFORMATION.

3.ALL CONDUITS, PIPES, SPRINKLER MAINS SHOULD BE HELD AS TIGHT AS 
POSSIBLE TO THE ROOF OR FLOOR DECK ABOVE. NOTHING SHALL BE 
BELOW THE BOTTOM EDGE OF THE STRUCTURE UNLESS PRIOR 
APPROVAL IS GRANTED BY THE ARCHITECT OR OWNER. ABSOLUTELY NO 

OBSTRUCTIONS SHALL PREVENT A FINISHED CEILING HEIGHT NOTED ON 
THE DRAWINGS IN THOSE AREAS RECEIVING CEILING TREATMENT. 
PLACEMENT COORDINATION BETWEEN TRADES IS REQUIRED.

4.CAULK & SEAL ALL CONTROL-EXPANSION, SAWCUT JOINTS AT ALL 
INTERIOR & EXTERIOR MASONRY & CONCRETE.

5.ALL WALLS WITH SOUND BATT ATTENUATION BLANKETS ARE TO EXTEND 
TO DECK AND HAVE ACOUSTICAL SEALANT AT TOP AND BOTTOM. SEE 
WALL TYPES FOR ADDITIONAL REQUIREMENTS.

6.SEE EXTERIOR AND INTERIOR ELEVATIONS FOR FURTHER 
CLARIFICATION OF MATERIALS / LOCATIONS / FINSIHES.

7.PROVIDE FIRE TREATED BLOCKING IN WALLS AS REQUIRED FOR ALL 
WALL MOUNTED CASEWORK AND OTHER EQUIPMENT & ACCESSORIES.

8.FLOOR MATERIAL CHANGES SHALL OCCUR AT CENTER OF DOOR LEAF 
UNLESS NOTED OTHERWISE.

9.SEE WALL TYPE SHEET AND REFLECTED CEILING PLANS FOR 
INFORMATION AND LOCATIONS OF FULL HEIGHT WALLS.

10. REFER TO FINISH PLANS FOR MARKERBOARD TYPES AND LOCATIONS. 
CENTERED ON WALL UNLESS NOTED OTHERWISE.

11. ALL EQUIPMENT SHOWN FOR REFERENCE ONLY. REFER TO EQUIPMENT 
SCHEDULE AND PLANS FOR RESPONSIBILITIES.

GENERAL EXISTING FLOOR PLAN NOTES: 
1. HATCHED AREAS ARE SHOWN FOR REFERENCE ONLY AND ARE 

GENERALLY OUTSIDE OF PROJECT SCOPE.

2. ALL WALLS WITH SOUND BATT ATTENUATION BLANKETS ARE TO HAVE 
ACOUSTICAL SEALANT AT TOP AND BOTTOM. SEE WALL TYPES FOR 
ADDITIONAL REQUIREMENTS.

3. FACE OF NEW WALLS TO ALIGN WITH FACE OF EXISTING ADJACENT WALL, 
UNO.

4. WALL INFILL AT EXISTING WALLS SHALL BE SIZED TO MATCH EXISTING 
WALLS FACE OF NEW FINISH TO BE FLUSH WITH EXISTING FINISHED FACE 
ON EACH SIDE OF WALL  .

5. SEE EXTERIOR AND INTERIOR ELEVATIONS FOR FURTHER CLARIFICATION 
OF MATERIALS / LOCATIONS / FINISHED.

6. PROVIDE FIRE TREATED BLOCKING IN WALLS AS REQUIRED FOR ALL 
WALL MOUNTED CASEWORK AND OTHER ACCESSORIES.

7. ALL FLOOR MATERIAL CHANGES SHALL OCCUR AT CENTER OF DOOR LEAF.

8. SEE REFLECTED CEILING PLANS FOR LOCATIONS OF FULL HEIGHT WALLS.

9. DASHED LINE IDENTIFIES REMOVAL OF EXISTING 
SEALANT JOINT, CLEAN ADJOINING SUBSTRATES AND REPLACE BACKER 
ROD AND SEALANT.
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GENERAL ELEVATION NOTES: 
1.SEE ARCHITECTURAL FLOOR PLANS FOR WALL TYPES, 

WINDOW NUMBERS, DOOR NUMBERS, AND DIMENSIONS.

2.PLACEMENT OF WALL MOUNTED ITEMS (FIRE STROBE, DOOR 
OPERATOR BUTTON, WALL HYDRANTS, ETC) ARE 
DIMENSIONED TO CENTERLINE OF ITEM.

3.HATCHED AREA IS FOR REFERENCE ONLY.

4.ANY RETURNS OR BLIND ELEVATIONS NOT SHOWN SHALL BE 
SIMILAR IN MATERIAL AND MAKEUP TO ADJACENT 
CONDITIONS OR OTHER SIMILAR CONDITIONS.

5.ALL EXPOSED EXTERIOR STEEL IS TO BE HOT DIP 
GALVANIZED AND HIGH PERFORMANCE COATED. 
COORDINATE COLOR w/ ARCHITECT.

6.OUTLET DEVICES (+2'-4") AND WALL HYDRANTS (+1'-8"), TYP.

7.SEE SHEETS A0.05 AND A0.06 FOR GLAZING ELEVATIONS.

8.FOR GRADE ELEVATIONS:
SEE C3 SERIES CIVIL SHEETS FOR PHASE 1A.
SEE C7 SERIES CIVIL SHEETS FOR PHASE 1B.

9.PRE-FINISHED SHEET METAL COPING COLORS TO MATCH 
COLOR OF CLADDING MATERIAL. COPING AT PRECAST TO 
MATCH COLOR "B" METAL PANEL COLOR - REFER TO 
SPECIFICATION FOR CLADDING COLORS.

10.PROFILE OF CHEVRON PANELS TO ALIGN AT CORNERS, TYP

LOWER LEVEL (2023)
0' - 0"

3
A3.16

18 20

EXPOSED BUILDING WRAP
ON TEMP WALL
PRE-FINISHED SHEET METAL
GUTTER AND DOWNSPOUT

TEMP WALL TO CLOSE OFF
SOFFIT CAVITY

TEMP WALL TO CLOSE OFF
SOFFIT CAVITY

EXPANSION JOINT

EXISTING WALL ASSEMBLY

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

3
A3.13

H J L R SM P Q 1
A3.14

2
A3.14

2
A3.16W

INSULATED PRECAST PANEL

ANODIZED ALUMINUM
CURTAINWALL SYSTEM

ANODIZED ALUMINUM
CURTAINWALL SYSTEM

ALUMINUM ENTRANCE
SYSTEM

ANODIZED ALUMINUM
CURTAINWALL SYSTEM
w/ 8" MULLION EXTENSIONS

ANODIZED ALUMINUM
STOREFRONT SYSTEM

PRECAST BREAKOUT PANEL

GALV STEEL CHANNEL
PAINT w/ HPC

WOOD LOOK METAL
SOFFIT ASSEMBLY

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A" ROOF MEMBRANE UP

VERTICAL FACE

ANODIZED ALUMINUM
CURTAINWALL SYSTEM

ALUMINUM ENTRANCE
SYSTEM

VERT. CHEVRON PROFILE
METAL PANEL, COLOR "B"

PRE-FINISHED SHEET
METAL COPING

TAPERED INSULATED
PRECAST PANEL

32' - 0" TO WALL

2
A3.02

N

1
A3.17

TEMP
WALL

INTERIOR SPACE
NOT SHOWN

TEMP
SOFFIT
CLOSURE

LIGHT FIXTURE - REFER
TO ELECTRICAL

EQ EQ

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

1 1
A3.11

2
A3.11

3
A3.11

1
A3.12

5 6 7 9 11 12 132 8 10

4
A3.11

3 4

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

ALUMINUM ENTRANCE
SYSTEM

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST
PANEL

TAPERED INSULATED
PRECAST PANEL

ANODIZED ALUMINUM
STOREFRONT SYSTEM

MECHANICAL UNIT
- REFER TO MECHANICAL

ANODIZED ALUMINUM
CURTAINWALL SYSTEM
w/ 8" MULLION EXTENSIONS

PRE-FINISHED SHEET
METAL COPING

32' - 0" TO PRECAST

1
A3.01

2
A3.01

ANODIZED ALUMINUM
STOREFRONT SYSTEM

GALV STEEL PLATE
VERTICAL FIN

LIGHT FIXTURE - REFER
TO ELECTRICAL

OUTLET DEVICE,
SEE GENERAL ELEVATION 
NOTES FOR HEIGHT

2' - 0"

TO
 L

IG
HT

S

10
' -

 0
"

LIGHT FIXTURE
- REFER TO ELECTRICAL GALV STEEL PLATE

VERTICAL FIN

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

A B H J L R SEC D F M P Q

4
A3.12

G

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

ALUMINUM ENTRANCE
SYSTEM

PRE-FINISHED SHEET
METAL COPING

ANODIZED ALUMINUM
CURTAINWALL SYSTEM
w/ 8" MULLION EXTENSIONS

TAPERED INSULATED
PRECAST PANEL

ANODIZED ALUMINUM
STOREFRONT SYSTEM

GLAZED SECTIONAL
OVERHEAD DOOR

INSULATED PRECAST PANEL

PRE-FINISHED SHEET
METAL COPING

32' - 0" TO PRECAST

2
A3.02

N

ANODIZED ALUMINUM
STOREFRONT SYSTEM

LIGHT FIXTURE - REFER
TO ELECTRICAL

TO
 L

IG
HT

S

10
' -

 0
"

LIGHT FIXTURE - REFER
TO ELECTRICAL

GALV STEEL PLATE
VERTICAL FIN

GALV STEEL PLATE
VERTICAL FIN

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

1

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

32' - 0" TO PRECAST

HOLD METAL PANEL BACK 2"
FROM ADJACENT PRECAST
AT RETURN WALL

TYP
2"

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

1

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

32' - 0" TO PRECAST

OUTLET DEVICE AND WALL 
HYDRANT, SEE GENERAL 
ELEVATION NOTE FOR HEIGHT

EQEQ

HOLD METAL PANEL BACK 2"
FROM ADJACENT PRECAST
AT RETURN WALL

TYP
2"

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

1567911121314 2810

4
A3.14

3415161719

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

ALUMINUM ENTRANCE
SYSTEM

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

ANODIZED ALUMINUM
CURTAINWALL SYSTEM
w/ 8" MULLION EXTENSIONS

TAPERED INSULATED
PRECAST PANEL

ANODIZED ALUMINUM
STOREFRONT SYSTEMINSULATED PRECAST PANEL

ALUMINUM ENTRANCE
SYSTEM

ANODIZED ALUMINUM
CURTAINWALL
SYSTEM w/ 8"
MULLION EXTENSIONS

MECHANICAL UNIT
- REFER TO MECHANICAL

GALV STEEL PLATE CANOPY ASSEMBLY
w/ TENSION SUPPORTS
- REFER TO STRUCTURAL

PRE-FINISHED SHEET
METAL COPING

PRE-FINISHED SHEET
METAL COPING

32' - 0" TO PRECAST

1
A3.02

1
A3.01

2
A3.01

5
A3.01

ANODIZED ALUMINUM
STOREFRONT SYSTEM

FIRE STROBE, +96"

CARD READER, +36"

LIGHT FIXTURE - REFER TO ELECTRICAL

FDC

KEY BOX

MECHANICAL EQUIPMENT
- REFER TO MECHANICAL

TRANSFORMER
- SEE ELECTRICAL

EXPANSION JOINT

GALV STEEL PLATE
VERTICAL FIN

GALV STEEL PLATE
VERTICAL FIN

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

ABHJL E CDFG

1
A3.15

2
A3.15

3
A3.15 INSULATED PRECAST

PANELANODIZED ALUMINUM
STOREFRONT SYSTEM

GALV STEEL PLATE
CANOPY ASSEMBLY
w/ TENSION SUPPORTS
- REFER TO 
STRUCTURAL

OVERHEAD COILING
DOOR

INSULATED GALV. HM DOOR
AND FRAME

PRE-FINISHED SHEET
METAL COPING

GENERATORS, 
SEE ELECTRICAL

32' - 0" TO PRECAST

2
A3.02

OUTLET DEVICE AND 
WALL HYDRANT, SEE 
GENERAL ELEVATION 
NOTE FOR HEIGHT

OUTLET DEVICE AND WALL HYDRANT,
SEE GENERAL ELEVATION NOTE FOR HEIGHT

LIGHT FIXTURE - REFER
TO ELECTRICAL

5' - 0"
8"

TRANSFORMER, 
SEE ELECTRICAL

GUARDRAIL - REFER TO ARCH
SITE FEATURES

EXISTING WALL ASSEMBLY

EXPANSION JOINT

EQEQ

LOWER LEVEL (2023)
0' - 0"

S

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

32' - 0" TO PRECAST

TYP
2"

HOLD METAL PANEL BACK 2"
FROM ADJACENT PRECAST
AT RETURN WALL

LOWER LEVEL (2023)
0' - 0"

S

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

32' - 0" TO PRECAST

OUTLET DEVICE AND WALL HYDRANT,
SEE GENERAL ELEVATION NOTE FOR HEIGHT

EQEQ

HOLD METAL PANEL BACK 2"
FROM ADJACENT PRECAST
AT RETURN WALL

TYP
2"

LOWER LEVEL (2023)
0' - 0"

A

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

32' - 0" TO PRECAST

HOLD METAL PANEL BACK 2"
FROM ADJACENT PRECAST
AT RETURN WALL

TYP
2"

LOWER LEVEL (2023)
0' - 0"

A

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

32' - 0" TO PRECAST

OUTLET DEVICE AND WALL HYDRANT,
SEE GENERAL ELEVATION NOTE FOR HEIGHT

EQEQ

HOLD METAL PANEL BACK 2"
FROM ADJACENT PRECAST
AT RETURN WALL

TYP
2"

LOWER LEVEL (2023)
0' - 0"

S

32' - 0" TO PRECAST

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL
OUTLET DEVICE AND WALL HYDRANT,
SEE GENERAL ELEVATION NOTE FOR HEIGHT

EQ EQ

LOWER LEVEL (2023)
0' - 0"

S

32' - 0" TO PRECAST

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

OUTLET DEVICE AND WALL 
HYDRANT, SEE GENERAL 
ELEVATION NOTE FOR HEIGHT

EQEQ

LOWER LEVEL (2023)
0' - 0"

A

32' - 0" TO PRECAST

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

OUTLET DEVICE AND WALL 
HYDRANT, SEE GENERAL 
ELEVATION NOTE FOR HEIGHT

EQEQ

LOWER LEVEL (2023)
0' - 0"

A

32' - 0" TO PRECAST

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

A

32' - 0" TO PRECAST

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

HOLD METAL PANEL BACK 2"
FROM ADJACENT MULLION
EXTENSION

HOLD METAL PANEL BACK 2"
FROM ADJACENT PRECAST
AT RETURN WALL

TYP
2"

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

A

32' - 0" TO PRECAST

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

OUTLET DEVICE AND WALL HYDRANT,
SEE GENERAL ELEVATION NOTE
FOR HEIGHT

EQEQ

HOLD METAL PANEL BACK 2"
FROM ADJACENT PRECAST
AT RETURN WALL

HOLD METAL PANEL BACK 2"
FROM ADJACENT MULLION
EXTENSION

TYP
2"

PLANNING ARCHITECTURE INTERIORS
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1/16" = 1'-0"1 PARTIAL EXTERIOR ELEVATION - SOUTH
1/16" = 1'-0"2 PARTIAL EXTERIOR ELEVATION - WEST

1/16" = 1'-0"3 PARTIAL EXTERIOR ELEVATION - SOUTH

1/16" = 1'-0"6 PARTIAL EXTERIOR ELEVATION - WEST
1/16" = 1'-0"8 PARTIAL EXTERIOR ELEVATION - SOUTH

1/16" = 1'-0"7 PARTIAL EXTERIOR ELEVATION - NORTH

1/16" = 1'-0"10 PARTIAL EXTERIOR ELEVATION - NORTH

1/16" = 1'-0"12 PARTIAL EXTERIOR ELEVATION - EAST

1/16" = 1'-0"4 PARTIAL EXTERIOR ELEVATION - WEST
1/16" = 1'-0"5 PARTIAL EXTERIOR ELEVATION - EAST

1/16" = 1'-0"13 PARTIAL EXTERIOR ELEVATION - WEST
1/16" = 1'-0"14 PARTIAL EXTERIOR ELEVATION - EAST

1/16" = 1'-0"9 PARTIAL EXTERIOR ELEVATION - WEST

1/16" = 1'-0"11 PARTIAL EXTERIOR ELEVATION - EAST

1/16" = 1'-0"15 PARTIAL EXTERIOR ELEVATION - EAST
1/16" = 1'-0"16 PARTIAL EXTERIOR ELEVATION - WEST

1/16" = 1'-0"17 PARTIAL EXTERIOR ELEVATION - WEST
1/16" = 1'-0"18 PARTIAL EXTERIOR ELEVATION - EAST
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GENERAL ELEVATION NOTES: 
1.SEE ARCHITECTURAL FLOOR PLANS FOR WALL TYPES, 

WINDOW NUMBERS, DOOR NUMBERS, AND DIMENSIONS.

2.PLACEMENT OF WALL MOUNTED ITEMS (FIRE STROBE, DOOR 
OPERATOR BUTTON, WALL HYDRANTS, ETC) ARE 
DIMENSIONED TO CENTERLINE OF ITEM.

3.HATCHED AREA IS FOR REFERENCE ONLY.

4.ANY RETURNS OR BLIND ELEVATIONS NOT SHOWN SHALL BE 
SIMILAR IN MATERIAL AND MAKEUP TO ADJACENT 
CONDITIONS OR OTHER SIMILAR CONDITIONS.

5.ALL EXPOSED EXTERIOR STEEL IS TO BE HOT DIP 
GALVANIZED AND HIGH PERFORMANCE COATED. 
COORDINATE COLOR w/ ARCHITECT.

6.OUTLET DEVICES (+2'-4") AND WALL HYDRANTS (+1'-8"), TYP.

7.SEE SHEETS A0.05 AND A0.06 FOR GLAZING ELEVATIONS.

8.FOR GRADE ELEVATIONS:
SEE C3 SERIES CIVIL SHEETS FOR PHASE 1A.
SEE C7 SERIES CIVIL SHEETS FOR PHASE 1B.

9.PRE-FINISHED SHEET METAL COPING COLORS TO MATCH 
COLOR OF CLADDING MATERIAL. COPING AT PRECAST TO 
MATCH COLOR "B" METAL PANEL COLOR - REFER TO 
SPECIFICATION FOR CLADDING COLORS.

10.PROFILE OF CHEVRON PANELS TO ALIGN AT CORNERS, TYP

MAIN LEVEL (2023)
14' - 10 3/4"

2
A3.12

1
A3.16

GALV STEEL CHANNEL
PAINT w/ HPC

WOOD LOOK METAL
SOFFIT ASSEMBLY

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

ROOF MEMBRANE UP
VERTICAL FACE

ANODIZED ALUMINUM
CURTAINWALL SYSTEM

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

MECHANICAL EQUIPMENT - REFER
TO MECHANICAL

WOOD LOOK METAL
SOFFIT ASSEMBLY

ELEVATION
REFER TO 9/A2.12

TERM BARS @ 48" O.C.

TEMP WALL

PRE-FINISHED SHEET
METAL GUTTER AND
DOWNSPOUT

2" EXPANSION JOINT
- REFER TO DETAILS

2" EXPANSION JOINT
- REFER TO DETAILS

DUCT PENETRATION, VIF
- REFER TO MECHANICAL

LOWER LEVEL (2023)
0' - 0"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

INSULATED GALV. HM DOOR
AND FRAME

OUTLET DEVICE AND WALL HYDRANT,
SEE GENERAL ELEVATION NOTE FOR HEIGHT

EQ
EQ

17' - 0" TO PRECAST

LIGHT FIXTURE
- REFER TO ELECTRICAL

9'
 - 

0"

LOWER LEVEL (2023)
0' - 0"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

INSULATED GALV. HM DOOR
AND FRAME

MECHANICAL EQUIPMENT HIDDEN FOR CLARITY -
SEE MECHANICAL

17' - 0" TO PRECAST

OUTLET DEVICE AND WALL HYDRANT,
SEE GENERAL ELEVATION NOTE FOR HEIGHT

2' - 0"

LIGHT FIXTURE
- REFER TO ELECTRICAL

EXPANSION JOINT

LOWER LEVEL (2023)
0' - 0"

17' - 0" TO PRECAST

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

LIGHT FIXTURE - REFER
TO ELECTRICAL

6
A3.17

9'
 - 

0"

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

5 6 7 9 11 12 13 148 104

VERT. CHEVRON PROFILE
METAL PANEL, COLOR "B"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

TAPERED INSULATED
PRECAST PANEL

ANODIZED ALUMINUM
STOREFRONT SYSTEM

GALV STEEL PLATE
VERTICAL FIN

MECHANICAL UNIT
- REFER TO MECHANICAL

PRE-FINISHED SHEET
METAL COPING

PRE-FINISHED SHEET
METAL COPING
TAPERED INSULATED
PRECAST PANEL

INSULATED PRECAST
PANEL

ANODIZED ALUMINUM
STOREFRONT SYSTEM

ANODIZED ALUMINUM
STOREFRONT SYSTEM

CHEVRON PROFILE METAL
PANEL SOFFIT, COLOR "B"

2
A3.01

OUTLET DEVICE, SEE 
GENERAL ELEVATION 
NOTE FOR HEIGHT

ANODIZED ALUMINUM
STOREFRONT SYSTEM

OUTLET DEVICE, SEE GENERAL ELEVATION NOTE FOR HEIGHT

OUTLET DEVICE, SEE 
GENERAL ELEVATION NOTE 
FOR HEIGHT

OUTLET DEVICE AND 
WALL HYDRANT,
SEE GENERAL ELEVATION 
NOTE FOR HEIGHT

EQ EQ

EQ

EQEQ

EQ EQ

EQ

GALV STEEL PLATE
VERTICAL FIN

32' - 0" TO PRECAST

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

1
A3.13

2
A3.13

HJ

32' - 0" TO PRECAST

ALUMINUM ENTRANCE SYSTEM

VERT. CHEVRON PROFILE
METAL PANEL, COLOR "B"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

ANODIZED ALUMINUM
STOREFRONT SYSTEM

GLAZED SECTIONAL
OVERHEAD DOOR

2
A3.02

OUTLET DEVICE, SEE GENERAL 
ELEVATION NOTE FOR HEIGHT

OUTLET DEVICE,
SEE GENERAL ELEVATION 
NOTE FOR HEIGHT

EQEQ EQEQ

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

1
A3.12

567911121314 810 4

VERT. CHEVRON PROFILE
METAL PANEL, COLOR "B"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

TAPERED INSULATED
PRECAST PANEL

ANODIZED ALUMINUM
STOREFRONT SYSTEM

MECHANICAL UNIT
- REFER TO MECHANICAL

ANODIZED ALUMINUM
STOREFRONT SYSTEMANODIZED ALUMINUM

STOREFRONT SYSTEM

TAPERED INSULATED
PRECAST PANEL

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

32' - 0" TO PRECAST

2
A3.01

OUTLET DEVICE, SEE GENERAL 
ELEVATION NOTE FOR HEIGHT

OUTLET DEVICE AND WALL HYDRANT,
SEE GENERAL ELEVATION NOTE FOR HEIGHT

OUTLET DEVICE, SEE GENERAL ELEVATION NOTE FOR HEIGHT

OUTLET DEVICE, SEE GENERAL 
ELEVATION NOTE FOR HEIGHT

EQEQEQ

EQEQ

EQ

EQ

EQ

ANODIZED ALUMINUM
STOREFRONT SYSTEM

14

3
A3.14

151617 GALV STEEL CHANNEL
PAINT w/ HPCWOOD LOOK METAL

SOFFIT ASSEMBLY HORIZ. CHEVRON
PROFILE METAL PANEL, 
COLOR "A"

ROOF MEMBRANE UP
VERTICAL FACE

PRE-FINISHED SHEET
METAL COPING

1
A3.02

5
A3.01

DUCT PENETRATION, VIF
- REFER TO MECHANICAL

PRE-FINISHED SHEET
METAL COPING

32' - 0" TO PRECAST

ROOF MEMBRANE UP
VERTICAL FACE

TERM BARS @ 48" O.C.

4
A3.15

TERM BAR @ MEMBRANE
LAP ONTO ADJACENT
PRECAST PANEL

2" EXPANSION JOINT
- REFER TO DETAILS

LOWER LEVEL (2023)
0' - 0"

PRE-FINISHED SHEET
METAL COPING

INSULATED PRECAST PANEL

INSULATED GALV. HM DOOR
AND FRAME

LIGHT FIXTURE - REFER
TO ELECTRICAL

A2.12

12

13X

Y1

Y1

W1

SIM

SIM

SIM

1
A3.12 SIM

1
A3.11 SIM

2
A3.11 SIM

1
A3.11 SIM

2
A3.11 SIM

HIGH

HIGH

LO
W
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W

A5.06
10 Sim

A5.05
20 Sim

A5.05
15 Sim

A5.05
14 Sim

9'
 - 

0"

9' - 0"

1'
 - 

0"
2'

 - 
0"

2'
 - 

0"
3'

 - 
0"

1'
 - 

0"

3' - 0" 1' - 0" 2' - 0" 2' - 0" 1' - 0"

TY
P

6"

1' - 0"

0"

8' - 0"

PRE-FINISHED SHEET METAL COPING

ANODIZED ALUMINUM STOREFRONT SYSTEM

VERT. CHEVRON PROFILE METAL PANEL, COLOR "B"

HORIZ. CHEVRON PROFILE METAL PANEL, COLOR "A"

INSULATED PRECAST PANEL

CONCRETE FOOTING

WINDOW FIN NOT SHOWN FOR CLARITY

4'
 - 

0"
2'

 - 
0"

0"

8' - 0"

PRE-FINISHED SHEET METAL COPING

ANODIZED ALUMINUM STOREFRONT SYSTEM

HORIZ. CHEVRON PROFILE METAL PANEL, COLOR "A"

INSULATED PRECAST PANEL

CONCRETE FOOTING

GALV. STEEL PLATE FIN

4'
 - 

0"
2'

 - 
0"
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1/16" = 1'-0"2 PARTIAL EXTERIOR ELEVATION - EAST

1/16" = 1'-0"3 PARTIAL EXTERIOR ELEVATION - EAST
1/16" = 1'-0"4 PARTIAL EXTERIOR ELEVATION - NORTH

1/16" = 1'-0"5 PARTIAL EXTERIOR ELEVATION - WEST

1/16" = 1'-0"6 PARTIAL EXTERIOR ELEVATION - NORTH
1/16" = 1'-0"7 PARTIAL EXTERIOR ELEVATION - WEST

1/16" = 1'-0"8 PARTIAL EXTERIOR ELEVATION - SOUTH

1/16" = 1'-0"1 PARTIAL EXTERIOR ELEVATION - NORTH
1/16" = 1'-0"9 PARTIAL EXTERIOR ELEVATION - SOUTH

1/16" = 1'-0"10 PARTIAL EXTERIOR ELEVATION - SOUTH

1/2" = 1'-0"11 MOCK-UP PLAN
1/4" = 1'-0"12 MOCK-UP ELEVATION A

1/4" = 1'-0"13 MOCK-UP ELEVATION B14 3D View MOCK-UP
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WOMEN'S RESTROOM

025B

TRAINING

022

STORAGE

026

AUDITORIUM GALLERY

020

15 16
17

18

18 19

20

20

21 22 23 24 25 26

T
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1
A3.03

3
A3.03

2
A3.03

A2.01 3

A2.01

1

A2.01

2

A2.01

4

N

F
E
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C

B
A

 

SEE STRUCT FOR DIM BETWEEN NEW GRID 
SYSTEM AND EXISTING SOUTH FACE OF BRICK 
THEATRE WALL - VIF, CONFIRM DIMENSION WITH 
ARCHITECT PRIOR TO BUILDING LAYOUT

MEN'S RESTROOM

025A

SINKS

025

OFFICE

022A

TOILET

024

TOILET

023

PREFUNCTION

021

CORRIDOR

X101

/1 A1.02B /1 A1.02A

WALL LEGEND: 

EXISTING WALL

NEW WALL CONSTRUCTION 

DEMO WALL

GENERAL FLOOR PLAN NOTES: 
1.REFER TO ADDITIONAL NOTES AND REQUIREMENTS ON ALL OTHER 

DOCUMENTS, OTHER DISCIPLINES AND SPECIFICATIONS.

2.ALL SITE INFO, FIXTURES AND EQUIPMENT SHOWN ON THIS SHEET IS 
PROVIDED FOR COORDINATION PURPOSES ONLY. THE LAYOUT IS 
CONSIDERED CONCEPTUAL. REFER TO CIVIL, MECHANICAL, ELECTRICAL, 

PLUMBING, FIRE SPRINKLER, LIFE-SAFETY, ETC. DOCUMENTS FOR 
SPECIFIC DESIGN INFORMATION.

3.ALL CONDUITS, PIPES, SPRINKLER MAINS SHOULD BE HELD AS TIGHT AS 
POSSIBLE TO THE ROOF OR FLOOR DECK ABOVE. NOTHING SHALL BE 
BELOW THE BOTTOM EDGE OF THE STRUCTURE UNLESS PRIOR 
APPROVAL IS GRANTED BY THE ARCHITECT OR OWNER. ABSOLUTELY NO 

OBSTRUCTIONS SHALL PREVENT A FINISHED CEILING HEIGHT NOTED ON 
THE DRAWINGS IN THOSE AREAS RECEIVING CEILING TREATMENT. 
PLACEMENT COORDINATION BETWEEN TRADES IS REQUIRED.

4.CAULK & SEAL ALL CONTROL-EXPANSION, SAWCUT JOINTS AT ALL 
INTERIOR & EXTERIOR MASONRY & CONCRETE.

5.ALL WALLS WITH SOUND BATT ATTENUATION BLANKETS ARE TO EXTEND 
TO DECK AND HAVE ACOUSTICAL SEALANT AT TOP AND BOTTOM. SEE 
WALL TYPES FOR ADDITIONAL REQUIREMENTS.

6.SEE EXTERIOR AND INTERIOR ELEVATIONS FOR FURTHER 
CLARIFICATION OF MATERIALS / LOCATIONS / FINSIHES.

7.PROVIDE FIRE TREATED BLOCKING IN WALLS AS REQUIRED FOR ALL 
WALL MOUNTED CASEWORK AND OTHER EQUIPMENT & ACCESSORIES.

8.FLOOR MATERIAL CHANGES SHALL OCCUR AT CENTER OF DOOR LEAF 
UNLESS NOTED OTHERWISE.

9.SEE WALL TYPE SHEET AND REFLECTED CEILING PLANS FOR 
INFORMATION AND LOCATIONS OF FULL HEIGHT WALLS.

10. REFER TO FINISH PLANS FOR MARKERBOARD TYPES AND LOCATIONS. 
CENTERED ON WALL UNLESS NOTED OTHERWISE.

11. ALL EQUIPMENT SHOWN FOR REFERENCE ONLY. REFER TO EQUIPMENT 
SCHEDULE AND PLANS FOR RESPONSIBILITIES.

GENERAL EXISTING FLOOR PLAN NOTES: 
1. HATCHED AREAS ARE SHOWN FOR REFERENCE ONLY AND ARE 

GENERALLY OUTSIDE OF PROJECT SCOPE.

2. ALL WALLS WITH SOUND BATT ATTENUATION BLANKETS ARE TO HAVE 
ACOUSTICAL SEALANT AT TOP AND BOTTOM. SEE WALL TYPES FOR 
ADDITIONAL REQUIREMENTS.

3. FACE OF NEW WALLS TO ALIGN WITH FACE OF EXISTING ADJACENT WALL, 
UNO.

4. WALL INFILL AT EXISTING WALLS SHALL BE SIZED TO MATCH EXISTING 
WALLS FACE OF NEW FINISH TO BE FLUSH WITH EXISTING FINISHED FACE 
ON EACH SIDE OF WALL  .

5. SEE EXTERIOR AND INTERIOR ELEVATIONS FOR FURTHER CLARIFICATION 
OF MATERIALS / LOCATIONS / FINISHED.

6. PROVIDE FIRE TREATED BLOCKING IN WALLS AS REQUIRED FOR ALL 
WALL MOUNTED CASEWORK AND OTHER ACCESSORIES.

7. ALL FLOOR MATERIAL CHANGES SHALL OCCUR AT CENTER OF DOOR LEAF.

8. SEE REFLECTED CEILING PLANS FOR LOCATIONS OF FULL HEIGHT WALLS.

9. DASHED LINE IDENTIFIES REMOVAL OF EXISTING 
SEALANT JOINT, CLEAN ADJOINING SUBSTRATES AND REPLACE BACKER 
ROD AND SEALANT.
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PHASE 1B OVERALL

LOWER LEVEL PLAN
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1/32" = 1'-0"1 OVERALL LOWER LEVEL PLAN - PHASE 1B
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CONCESSION

136

TLT

TLT

A2.21

1

A2.213 2

A2.21 4

A2.21 5
A2.21

7

G

3 4

VESTIBULE

V100

FRONT LEADERSHIP

100

CONFERENCE ROOM

119

WORK ROOM

118

BLDG SUPPORT

120

MOTHERS ROOM

118A

ATHLETIC OFFICE

ASSISTANT

101

OFFICE - AD

102

OFFICE - ASSIST AD

103
OFFICE - DEAN
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OFFICE - ASST

105
SMALL CONFERENCE
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PRINCIPAL
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STORAGE
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OFFICE - TEACHER

MENTOR
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OFFICE - INTEGRATED

CORE
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STAFF TLT
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STAFF TLT
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ISS
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ISS
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OFFICE - JUVENILE
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DEVELOPMENT

108
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32' - 0"
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28' - 0"

92' - 0"
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A2.01

2

A2.01

4

92' - 0"

32' - 0"
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84' - 0"
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SEE STRUCT FOR DIM BETWEEN NEW GRID 
SYSTEM AND EXISTING SOUTH FACE OF 
BRICK THEATRE WALL - VIF, CONFIRM 
DIMENSION WITH ARCHITECT PRIOR TO 
BUILDING LAYOUT

OPEN TO BELOW

/1 A1.12A/1 A1.12B

ELEV 
B OFFICE

123A

TOILET

124

TOILET

125

GENERAL FLOOR PLAN NOTES: 
1.REFER TO ADDITIONAL NOTES AND REQUIREMENTS ON ALL OTHER 

DOCUMENTS, OTHER DISCIPLINES AND SPECIFICATIONS.

2.ALL SITE INFO, FIXTURES AND EQUIPMENT SHOWN ON THIS SHEET IS 
PROVIDED FOR COORDINATION PURPOSES ONLY. THE LAYOUT IS 
CONSIDERED CONCEPTUAL. REFER TO CIVIL, MECHANICAL, ELECTRICAL, 

PLUMBING, FIRE SPRINKLER, LIFE-SAFETY, ETC. DOCUMENTS FOR 
SPECIFIC DESIGN INFORMATION.

3.ALL CONDUITS, PIPES, SPRINKLER MAINS SHOULD BE HELD AS TIGHT AS 
POSSIBLE TO THE ROOF OR FLOOR DECK ABOVE. NOTHING SHALL BE 
BELOW THE BOTTOM EDGE OF THE STRUCTURE UNLESS PRIOR 
APPROVAL IS GRANTED BY THE ARCHITECT OR OWNER. ABSOLUTELY NO 

OBSTRUCTIONS SHALL PREVENT A FINISHED CEILING HEIGHT NOTED ON 
THE DRAWINGS IN THOSE AREAS RECEIVING CEILING TREATMENT. 
PLACEMENT COORDINATION BETWEEN TRADES IS REQUIRED.

4.CAULK & SEAL ALL CONTROL-EXPANSION, SAWCUT JOINTS AT ALL 
INTERIOR & EXTERIOR MASONRY & CONCRETE.

5.ALL WALLS WITH SOUND BATT ATTENUATION BLANKETS ARE TO EXTEND 
TO DECK AND HAVE ACOUSTICAL SEALANT AT TOP AND BOTTOM. SEE 
WALL TYPES FOR ADDITIONAL REQUIREMENTS.

6.SEE EXTERIOR AND INTERIOR ELEVATIONS FOR FURTHER 
CLARIFICATION OF MATERIALS / LOCATIONS / FINSIHES.

7.PROVIDE FIRE TREATED BLOCKING IN WALLS AS REQUIRED FOR ALL 
WALL MOUNTED CASEWORK AND OTHER EQUIPMENT & ACCESSORIES.

8.FLOOR MATERIAL CHANGES SHALL OCCUR AT CENTER OF DOOR LEAF 
UNLESS NOTED OTHERWISE.

9.SEE WALL TYPE SHEET AND REFLECTED CEILING PLANS FOR 
INFORMATION AND LOCATIONS OF FULL HEIGHT WALLS.

10. REFER TO FINISH PLANS FOR MARKERBOARD TYPES AND LOCATIONS. 
CENTERED ON WALL UNLESS NOTED OTHERWISE.

11. ALL EQUIPMENT SHOWN FOR REFERENCE ONLY. REFER TO EQUIPMENT 
SCHEDULE AND PLANS FOR RESPONSIBILITIES.

GENERAL EXISTING FLOOR PLAN NOTES: 
1. HATCHED AREAS ARE SHOWN FOR REFERENCE ONLY AND ARE 

GENERALLY OUTSIDE OF PROJECT SCOPE.

2. ALL WALLS WITH SOUND BATT ATTENUATION BLANKETS ARE TO HAVE 
ACOUSTICAL SEALANT AT TOP AND BOTTOM. SEE WALL TYPES FOR 
ADDITIONAL REQUIREMENTS.

3. FACE OF NEW WALLS TO ALIGN WITH FACE OF EXISTING ADJACENT WALL, 
UNO.

4. WALL INFILL AT EXISTING WALLS SHALL BE SIZED TO MATCH EXISTING 
WALLS FACE OF NEW FINISH TO BE FLUSH WITH EXISTING FINISHED FACE 
ON EACH SIDE OF WALL  .

5. SEE EXTERIOR AND INTERIOR ELEVATIONS FOR FURTHER CLARIFICATION 
OF MATERIALS / LOCATIONS / FINISHED.

6. PROVIDE FIRE TREATED BLOCKING IN WALLS AS REQUIRED FOR ALL 
WALL MOUNTED CASEWORK AND OTHER ACCESSORIES.

7. ALL FLOOR MATERIAL CHANGES SHALL OCCUR AT CENTER OF DOOR LEAF.

8. SEE REFLECTED CEILING PLANS FOR LOCATIONS OF FULL HEIGHT WALLS.

9. DASHED LINE IDENTIFIES REMOVAL OF EXISTING 
SEALANT JOINT, CLEAN ADJOINING SUBSTRATES AND REPLACE BACKER 
ROD AND SEALANT.

WALL LEGEND: 

EXISTING WALL

NEW WALL CONSTRUCTION 

DEMO WALL
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01/25/2024

PHASE 1B OVERALL

MAIN LEVEL PLAN
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TOP OF MAS 9
10' - 8"

TOP OF MAS 10
10' - 8"

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

92' - 4 5/8" 27' - 7 1/4" 92' - 4 3/4"

DISTANCE FOR ADEQUATE DAYLIGHTING

63' - 9 5/8"

TEMPORARY - BECOMES INTERIOR WALL PHASE 2

152' - 0" 20' - 3 5/8"

SEE SOUTH ELEV

SKEWED 27' - 2 1/2"

SEE SOUTH ELEV

SKEWED

CHEVRON PATTERN CORRUGATED 
METAL - CONCEALED FASTENER -
CLASS 2 - COLOR (TERRA COTTA)

STOREFRONT - BLACK ANOD 
FRAME W/ VERTICAL FIN, TYP 4 X 8 
WINDOWS - CLASS 1

SLANTED PRECAST PANEL - CLASS 1 -
COLOR (STAINED DOVE GRAY)

FLAT VERTICAL SLAT ARCHITECTURAL METAL PANEL  -
CONCEALED FASTENER - CLASS 1 - COLOR (DOVE 
GRAY) - MECHANICAL SCREEN - SET BACK  FROM ROOF 
EDGE, SEE ROOF PLAN

CHEVRON 
PRECAST PANEL -
CLASS 1 - COLOR 
(STAINED DOVE 
GRAY)

STOREFRONT STYLE 
BLACK ANODIZED OH 
DOOR W/ GLASS 
PANELS - CLASS 1

BLACK ANOD METAL FACIA 
SLOPED WOOD LOOK METAL SOFFIT -
CONCEALED FASTENER - CLASS 2
CURTAIN WALL - BLACK ANOD FRAME - WHITE 
CERAMIC FRIT GLASS (FACE #2, 40% 
COVERAGE) - CLASS 3

20' - 0"

92' - 4 3/4"92' - 4 3/4"
SIGNAGE - INTERNALLY ILLUMINATED LETTERING NOT ILLUMINATED IN THIS PHASE, 
REMOVED, RELOCATED AND ILLUMINATED IN PHASE 2

CHEVRON PATTERN 
CORRUGATED METAL -
CONCEALED FASTENER -
CLASS 2 - COLOR (TERRA 
COTTA) 
STOREFRONT - BLACK ANOD 
FRAME - CLASS 1

EXISTING BUILDING -
BRICK - CLASS 1

BRICK - CLASS 1 - NEW 
BUILDING, SEE SOUTH 
ELEVATION

FLAT PRECAST 
PANEL - CLASS 1 -
COLOR (STAINED 
DOVE GRAY)

10
' -

 0
"

13
' -

 0
"

9'
 - 

0"

20' - 0" 8' - 0" 8' - 0" 8' - 0" 20' - 0"

8'-0" O.C. TYP

TOP OF MAS 9
10' - 8"

TOP OF MAS 10
10' - 8"

EXISTING LEVEL - S GYM
(838'-0")

10' - 0"

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

FACADE CONTAINED WITHIN DASHED LINE NO 
LONGER PRIMARY UPON PHASE 2 CONSTRUCTION

SKEWED, SEE PLANSSKEWED, SEE PLANS
GRADE, AREA BEYOND NOT VISIBLE FROM ROADWAY

FLAT VERTICAL SLAT ARCHITECTURAL METAL 
PANEL - CONCEALED FASTENER - CLASS 2 -
COLOR (DOVE GRAY) - MECHANICAL SCREEN - SET 
BACK FROM ROOF EDGE, SEE ROOF PLAN

CHEVRON PATTERN CORRUGATED 
METAL - CONCEALED FASTENER -
CLASS 2 - COLOR (TERRA COTTA)

CHEVRON PRECAST PANEL - CLASS 1 - COLOR 
(STAINED DOVE GRAY)

SLANTED PRECAST PANEL - CLASS 1 -
COLOR (STAINED DOVE GRAY)

STOREFRONT WINDOW - BLACK ANOD 
FRAME W/ VERTICAL FIN, TYP 4 X 8 
WINDOWS - CLASS 1

FLAT VERTICAL SLAT ARCHITECTURAL 
METAL PANEL - CONCEALED FASTENER -
CLASS 2 - COLOR (DOVE GRAY) -
MECHANICAL SCREEN - SET BACK FROM 
ROOF EDGE, SEE ROOF PLAN

TOP OF MAS 9
10' - 8"

TOP OF MAS 10
10' - 8"

EXISTING LEVEL - S GYM
(838'-0")

10' - 0"

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

NEW BUILDING - BRICK - CLASS 1

EXISTING BUILDING - BRICK - CLASS 1

CHEVRON PATTERN CORRUGATED 
METAL - CONCEALED FASTENER - CLASS 
2 - COLOR (TERRA COTTA)

EXISTING BUILDING - BRICK - CLASS 1

EXISTING

160' - 5"24' - 3 1/2"150' - 2 1/8"

BLACK STEEL FACIA

SLOPED WOOD LOOK METAL 
SOFFIT - CONCEALED FASTENER -
CLASS 2

CURTAIN WALL - BLACK ANOD 
FRAME - GLASS - CLASS 1

STORE FRONT - BLACK ANOD FRAME W/ 
VERTICAL FIN - GLASS - CLASS 1

TOP OF MAS 9
10' - 8"

TOP OF MAS 10
10' - 8"

LOWER LEVEL (2023)
0' - 0"

NEW ROOF
32' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

CHEVRON PATTERN CORRUGATED 
METAL - CONCEALED FASTENER - CLASS 
2 - COLOR (TERRA COTTA)

STOREFRONT - BLACK ANOD FRAME 
W/ VERTICAL FIN, TYP 4 X 8 
WINDOWS - CLASS 1

SLANTED PRECAST PANEL - CLASS 1 - COLOR 
(STAINED DOVE GRAY)

CHEVRON PRECAST PANEL - CLASS 1 -
COLOR (STAINED DOVE GRAY)
CURTAIN WALL - BLACK ANOD FRAME W/ 
MULLION EXTENSIONS - CLASS 1

FLAT VERTICAL SLAT ARCHITECTURAL METAL PANEL -
CONCEALED FASTENER - CLASS 1 - COLOR (DOVE 
GRAY) - MECHANICAL SCREEN - SET BACK FROM ROOF 
EDGE, SEE ROOF PLAN

BLACK ANOD METAL FACIA 
SLOPED WOOD LOOK METAL SOFFIT -
CONCEALED FASTENER - CLASS 2 HUNG STEEL CANOPY - BLACK - EQ CLASS 2

CHEVRON PRECAST PANEL - CLASS 1 -
COLOR (STAINED DOVE GRAY)

FLAT PRECAST 
PANEL - CLASS 1 -
COLOR (STAINED 
DOVE GRAY)

TOP OF MAS 9
10' - 8"

TOP OF MAS 10
10' - 8"

LOWER LEVEL (2023)
0' - 0"

NEW ROOF
32' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

EXISTING METAL PANELEXISTING BRICKFLAT PRECAST PANEL - CLASS 1 -
COLOR (STAINED DOVE GRAY)

NEW GROUND MOUNTED MECHANICAL UNIT, 
NOT VISIBLE FROM PUBLIC WAY 
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1/16" = 1'-0"3 OVERALL WEST ELEVATION PHASE 1 COMPLETE

1/16" = 1'-0"1 OVERALL SOUTH ELEVATION PHASE 1 COMPLETE - WEST

1/16" = 1'-0"2 OVERALL SOUTH ELEVATION PHASE 1 COMPLETE - EAST

1/16" = 1'-0"4 OVERALL NORTH ELEVATION PHASE 1 COMPLETE - WEST

1/16" = 1'-0"5 OVERALL NORTH ELEVATION PHASE 1 COMPLETE - EAST
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EXISTING LEVEL - S GYM
(838'-0")

10' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

5
A3.21

EX16

2
A3.21

3
A3.21

1
A3.23

18 20 21 22 23 24 25 26

GALV STEEL CHANNEL, PAINT w/ HPC

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"ANODIZED ALUMINUM CURTAINWALL SYSTEM

ALUMINUM ENTRANCE SYSTEM

PRE-FINISHED SHEET
METAL COPING

INSULATED GALV. HM DOOR
AND FRAME

WOOD LOOK METAL SOFFIT ASSEMBLY

ANODIZED ALUMINUM
STOREFRONT SYSTEM

STRUCTURAL STEEL COLUMN, PAINT

ANODIZED ALUMINUM
STOREFRONT SYSTEM

EXISTING BRICK

PRE-FINISHED SHEET
METAL COPING

EXISTING BRICK

BRICK MASONRY VENEER

PRE-FINISHED SHEET
METAL COPING

BRICK MASONRY VENEER

1
A3.03

2
A3.03

NEW DOWNSPOUT TO MATCH
EXISTING GUTTER SYSTEM

ANODIZED ALUMINUM
STOREFRONT SYSTEM

ADA BUTTON, +30"

STEEL PLATE CANOPY 
ASSEMBLY w/ TENSION 
SUPPORTS - REFER TO
STRUCTURAL

2
A3.25

INSULATED PRECAST 
PANEL

LIGHT FIXTURE - REFER
TO ELECTRICAL

34' - 10 3/4" TO WALL 34' - 0" TO EXTG WALL, VIF

26' - 10 3/4" TO BRICK

VERTICAL FIN WELDED TO
EMBED IN PRECAST

EXPANSION JOINT
CONNECT ALL NEW 
DOWNSPOUTS TO STORMWATER 
MANGEMENT PIPING - SEE CIVIL

EXISTING GUTTER
TO REMAIN

EXISTING LEVEL - S GYM
(838'-0")

10' - 0"

ZV

EXISTING BRICK

BRICK MASONRY VENEER

PRE-FINISHED SHEET
METAL COPING

20' - 10 3/4" TO EXTG WALL, VIF

26' - 10 3/4" TO BRICK

MAIN LEVEL (2023)
14' - 10 3/4"

1
A3.22

Z

6
A3.21

YTUV

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

ROOF MEMBRANE UP VERTICAL FACE

PRE-FINISHED SHEET
METAL COPING

EXISTING BRICK

PRE-FINISHED SHEET
METAL COPING

MECHANICAL EQUIPMENT - REFER
TO MECHANICAL

34' - 10 3/4" TO WALL

3
A3.03 TERM BARS @ 48" O.C.

OUTLET DEVICE AND 
WALL HYDRANT,
SEE GENERAL 
ELEVATION NOTE FOR 
HEIGHT

EQ EQ

ROOF MEMBRANE UP VERTICAL FACE

TERM BARS @ 48" O.C.

A3.25

5

EXPANSION JOINT ADD
3

MAIN LEVEL (2023)
14' - 10 3/4"

Z

1
A3.24

U V

HORIZ. CHEVRON PROFILE
METAL PANEL, COLOR "A"

PRE-FINISHED SHEET
METAL COPING

ANODIZED ALUMINUM
STOREFRONT SYSTEM

STRUCTURAL STEEL
COLUMN, PAINT

34' - 10 3/4" TO WALL

3
A3.03

OUTLET DEVICE AND WALL HYDRANT,
SEE GENERAL ELEVATION NOTE FOR HEIGHT

EQ EQ

OPEN TO BEYOND

LOWER LEVEL (2023)
0' - 0"

MAIN LEVEL (2023)
14' - 10 3/4"

2
A3.23

4
A3.24

W

EXISTING
PHASE 1A

PHASE 1B

GALV STEEL CHANNEL
PAINT w/ HPC

WOOD LOOK METAL
SOFFIT ASSEMBLY

INSULATED PRECAST
PANEL

PRECAST BREAKOUT PANEL

TAPERED INSULATED
PRECAST PANEL

ANODIZED ALUMINUM
STOREFRONT SYSTEM

STRUCTURAL STEEL
COLUMN, PAINT

BUILDING SIGNAGE

TAPERED INSULATED
PRECAST PANEL

PRECAST BREAKOUT PANEL

GRADE
(SHOWN GREY FOR
LINEWORK BEHIND)

ANODIZED ALUMINUM
CURTAINWALL SYSTEM w/ 8"
MULLION EXTENSIONS

ANODIZED ALUMINUM
CURTAINWALL SYSTEM

Z Y

1
A3.24

4
A3.21

TUV

GALV STEEL CHANNEL
PAINT w/ HPC

WOOD LOOK METAL
SOFFIT ASSEMBLY

ROOF MEMBRANE UP
VERTICAL FACE

ANODIZED ALUMINUM
CURTAINWALL SYSTEM

STRUCTURAL STEEL
COLUMN, PAINT

PRE-FINISHED SHEET
METAL COPING

3
A3.03

TERM BAR AT HEIGHT TO MATCH
TERM BARS FROM PHASE 1A TO THE NORTH

PHASE 1B EXISTING
PHASE 1A

DUCT PENETRATION, VIF
- REFER TO MECHANICAL

MAIN LEVEL (2023)
14' - 10 3/4"

EX16

2
A3.24

2526

ROOF MEMBRANE UP
VERTICAL FACE

PRE-FINISHED SHEET
METAL COPING

MECHANICAL EQUIPMENT
- REFER TO MECHANICAL

7
A3.21

TERM BARS @ 48" O.C.

EXPANSION JOINT

DUCT PENETRATION, VIF
- REFER TO MECHANICAL

GENERAL ELEVATION NOTES: 

1.SEE ARCHITECTURAL FLOOR PLANS FOR WALL TYPES, 
WINDOW NUMBERS, DOOR NUMBERS, AND DIMENSIONS.

2.PLACEMENT OF WALL MOUNTED ITEMS (FIRE STROBE, DOOR 
OPERATOR BUTTON, WALL HYDRANTS, ETC) ARE 
DIMENSIONED TO CENTERLINE OF ITEM.

3.HATCHED AREA IS FOR REFERENCE ONLY.

4.ANY RETURNS OR BLIND ELEVATIONS NOT SHOWN SHALL BE 
SIMILAR IN MATERIAL AND MAKEUP TO ADJACENT 
CONDITIONS OR OTHER SIMILAR CONDITIONS.

5.ALL EXPOSED EXTERIOR STEEL IS TO BE HOT DIP 
GALVANIZED AND HIGH PERFORMANCE COATED. 
COORDINATE COLOR w/ ARCHITECT.

6.OUTLET DEVICES (+2'-4") AND WALL HYDRANTS (+1'-8"), TYP.

7.SEE SHEETS A0.05 AND A0.06 FOR GLAZING ELEVATIONS.

8.FOR GRADE ELEVATIONS:
SEE C3 SERIES CIVIL SHEETS FOR PHASE 1A.
SEE C7 SERIES CIVIL SHEETS FOR PHASE 1B.

9.PRE-FINISHED SHEET METAL COPING COLORS TO MATCH 
COLOR OF CLADDING MATERIAL. COPING AT PRECAST TO 
MATCH COLOR "B" METAL PANEL COLOR - REFER TO 
SPECIFICATION FOR CLADDING COLORS.

10.PROFILE OF CHEVRON PANELS TO ALIGN AT CORNERS, TYP

PLANNING ARCHITECTURE INTERIORS

OWNER SIGN-OFF:

REVISIONS:

DATE NAME

CONSULTANT:

900 MULBERRY STREET

Des Moines, Iowa  50309

515.633.2941

www.invisionarch.com

Copyright  C  2024

SHEET NAME:

PROJECT NO:

DATE:

SHEET SET:

SHEET:

THIS SHEET MUST BE PRINTED IN COLOR TO VIEW CONTENT PROPERLY

2
/1

3
/2

0
2

4
 2

:0
2

:0
3

 P
M

A
u

to
d

e
sk

 D
o

c
s:

//
2

2
1

3
5

_
IC

S
D

_
IH

S
_
A

d
d

_
R

e
n

o
/2

2
1

3
5

_
IC

S
D

_
IH

S
_
A

d
d

_
R

e
n

o
.r

v
t

LARSON

ENGINEERING, INC.

JBC

KPFF

MORRISSEY

ENGINEERING, INC.

RIPPE ASSOCIATES

CIVIL

LANDSCAPE ARCHITECT

STRUCTURAL

MEPTF

FOOD SERVICE

A2.21

01/25/2024

PHASE 1B EXTERIOR
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1/16" = 1'-0"
1

PARTIAL EXTERIOR ELEVATION - SOUTH
1/16" = 1'-0"

2
PARTIAL EXTERIOR ELEVATION - WEST

1/16" = 1'-0"
3

PARTIAL EXTERIOR ELEVATION - EAST
1/16" = 1'-0"

4
PARTIAL EXTERIOR ELEVATION - WEST

1/16" = 1'-0"
5

PARTIAL EXTERIOR ELEVATION - WEST

1/16" = 1'-0"
6

PARTIAL EXTERIOR ELEVATION - EAST
1/16" = 1'-0"

7
PARTIAL EXTERIOR ELEVATION - NORTH

Description Date No.
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Precast Brick SF, Black Anod 

Mech Screen - 

Metal Panel

Overhead 

Door

Overhang (SF in 

elevation)

Exposed 

membrane NOTES

Class 1 Class 2 Class 2 Class 1 Class 1 Class 1 Class 3 Class 2 N/A Class 2 Class 4 Class 2 Class 2

Redwood 

Chevron - 

HORZ

Regal White 

Chevron - 

VERT Clear Clear White Frit

Regal White 

Chevron - VERT Clear Glass

Mtl Panel (Wood 

Look) membrane TPO EPDM

Academic

 Total Class 

1&2 

 Total Class 

3&4  Total 

South 2,973          8,163           -               780            2,634                1,051             0 612 -                   70                        -                     16,283           -                   16,283       

Percentage 18% 50% 0% 5% 16% 6% 0% 4% 0% 0% 0% 100% 0% 100%

West 6,267          4,433           -               -             1,396                1,780             3148 772 120                  600                      -                     15,368           3,148              18,516       Sectional OH Door is consistent with surrounding storefront, EQ to Class 1

Percentage 34% 24% 0% 0% 8% 10% 17% 4% 1% 3% 0% 83% 17% 100% Class 3&4 materials less than 50% allowed

North 6,188          7,088           -               -             2,112                597                0 612 -                   110                      -                     16,707           -                   16,707       

Percentage 37% 42% 0% 0% 13% 4% 0% 4% 0% 1% 0% 100% 0% 100%

East 4,332          -               -               -             64                      -                 -                 -                            80                     -                       -                     4,476             -                   4,476          Coiling OH Door not visible from neighboring lots or roadways due to vegitation & building

Percentage 97% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100% 0% 100% Total

Total Project 19,760        19,684        -               780            6,206                3,428             3,148             1,996                        200                  780                      -                     52,834           3,148              55,982       85,420       21,573      106,993     

TOTAL Area Percentage 35% 35% 0% 1% 11% 6% 6% 4% 0% 1% 0% 94% 6% 100% 80% 20% 100%

Metal Panel, Redwood Chevron - Basis of Design https://www.morincorp.com/us/en/products/wall-systems/concealed-series/concealed-z12/ Color: Red Wood

Metal Panel, Regal White Chevron - Basis of Design https://www.morincorp.com/us/en/products/wall-systems/concealed-series/concealed-z12/ Color: Regal White, used in courtyard only, not a primary façade

Brick Fired Ckay Brick, Full Veneer Masonry Wall System to match existing

Store Front - Basis of Design https://obe.com/products/series-6000-thermal-multiplane/ Glazing: Clear, Frame: Black Anod

Curtain Wall, Clear - Basis of Design https://obe.com/products/reliance-lt/ Glazing: Clear, Frame: Black Anod

Curtain Wall, Frit - Basis of Design https://obe.com/products/reliance-lt/ Glazing 1/8" white 100% opaque 3/16" clear repeting horizontal line pattern #2 surface, Frame: Black Anod

Mech Screen, Metal Panel - Basis of Design https://www.morincorp.com/us/en/products/wall-systems/concealed-series/concealed-z12/ Color: Regal White

Overhead Doors - Basis of Design https://www.overheaddoor.com/Documents/commercial-aluminum-door-systems-brochure.pdf Design consistent w/ storfront

Overhang, Wood Look Metal Panel - Basis of Design https://ap.hunterdouglas.asia/cb/product/metal-ceiling-linear/box-series Color: Swamp Cypress

Exposed Membrane Not used on Primary Facades

New Construction

 Primary Façade

RoofingMetal CW, Black Anod
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EX-01

EXISTING SITE

0

NORTH

30 60 120

PL5

32
2 P

ARKIN
G STALL

S

(8 
ADA)

PL2

81
 PARKIN

G STALL
S

PL3

13
9 P

ARKIN
G STALL

S

PL4

10
0 P

ARKIN
G STALL

S

(4 
ADA STALL

S)

PL1

8 P
ARKIN

G STALL
S

(P
AVED)

EXISTING PARKING SUMMARY:
PL1 - 8 STALLS
PL2 - 81 STALLS
PL3 - 139 STALLS
PL4 - 100 STALLS (4 ADA)
PL5 - 322 STALLS (8 ADA)
650 TOTAL STALLS (12 ADA)
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PROJECT COMPLETE PARKING SUMMARY:
PL1 - 162 STALLS
PL2 - 53 STALLS (3 ADA) - ALTERNATE
PL3 - 108 STALLS
PL4 - 254 STALLS (4 ADA)
PL5 - 118 STALLS (6 ADA)
PL6 - 88 STALLS - ALTERNATE
PL8 - 51 STALLS (14 ADA)
834 TOTAL STALLS (27 ADA)

PARKING REQUIREMENTS PER CODE AT FULL BUILD-OUT:
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CITY OF INDIANOLA, IOWA
BOARD OF ADJUSTMENT

IN THE MATTER OF THE APPLICATION OF: 

Ted Ihnns, on behalf of Indianola Community School District, for a special use permit, under the 
terms of Section 165.02 (3)(B)(3)(c) of the Code of Ordinances of Indianola, Iowa, that would 
permit an expansion of a public or private elementary, middle, or high school located at 1304 E 
1st Avenue.

FINDINGS OF FACT

The City of Indianola, Iowa Board of Adjustment has reached the following Findings of Fact:

1. The property identified as 1304 E 1st Avenue, including parcels #488/6000-0320, -0317, -
0316, #481/7003-0011, and -0010, is owned by the Indianola Community School District.

2. The aforementioned properties are owned by the Indianola Community School District.
3. The aforementioned properties are in multiple zoning districts, including the R-1 ‘Single-

Family Residential Detached’ Zoning District, R-1 ‘Single-Family Residential Attached’ 
Zoning District, and the C-2 ‘Highway Commercial’ Zoning District.

4. Public or private elementary, middle, or high schools require approval of a Special Use 
Permit from the Board of Adjustment.

DECISION
According to Section 165.02 (3)(B)(3)(c) of the Code of Ordinances of Indianola, Iowa to review 
and consider approval of a Special Use Permit for a Special Use as identified Permitted and 
Special Uses Table contained in CHAPTER 165.05 of the Zoning Regulations. The following 
shall be required: 

i. Special Use Permit Application - A site plan (including number of copies), application 
form, and any additional information and details as specified and required by the Zoning 
Administrator as necessary to determine compliance with all applicable codes and 
requirements shall be submitted to the Zoning Administrator along with the Special Use 
Permit Application fee as established by resolution of the City Council. 

ii. Special Use Permit Procedure - The Special Use Permit Application shall be reviewed by 
the Zoning Administrator, or their designee, for completeness. Incomplete applications 
shall be returned to the applicant with a list of the missing items or details. Applications 
deemed completed shall be distributed to other city departments and other agencies as 
necessary for review and comment as to its compliance with all zoning regulations and 
other pertinent city codes, regulations, and policies. 

iii. Special Use Permit Review by Board of Adjustment - Subsequent to review by the 
Zoning Administrator and other city departments and agencies, the Zoning Administrator, 
or their designee, shall submit to all members of the Board a copy of the Special Use 
Permit Application along with a written recommendation as to the application’s 
conformity with the rules and regulations of the city. 

iv. The Board shall subsequently hold a duly noticed public hearing as prescribed by their 
rules of procedures, and the noticing requirements contained herein, and review the 
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Application for conformity with the zoning regulations and standards. The Board may 
approve, approve with conditions, or deny the Special Use Permit Application. 

v. Findings for Approval - In order to approve a Special Use Permit, the Board shall make 
the following findings: 
1. The proposed use, site improvements, and site plan comply with the minimum 

requirements of the zoning district in which it is proposed to be located; 
2. The property is of adequate size to accommodate the proposed use and site 

improvements including setbacks, open space, stormwater management, and off-
street parking; 

3. The proposed use and site improvements will not unduly impact the health, safety, 
and general welfare of persons residing or working in adjoining property or 
surrounding area; 

4. The proposed use and site improvements shall not unduly increase traffic 
congestion; 

5. The proposed use and site improvements will not unduly burden public utilities or 
increase risk to flooding; 

6. The proposed use and site improvements are compatible with the surrounding 
neighborhood and shall not diminish or impair established property values in 
adjoining or surrounding property; and, 

7. The issuance of the Special Use Permit will not endanger, jeopardize or harm the 
health, safety or welfare of the properties and the community. 

vi. Expiration of Special Use Permit Approval - All Special Use Permit approvals shall 
expire and terminate 24-months after the date of the Board approval unless a building 
permit has been issued for the construction provided for in the related site plan. In the 
event the building permit for the construction provided for in the related site plan expires 
or is canceled, then such site plan approval shall thereupon terminate. 

Analysis of Code Criteria

Ted Ihnns, on behalf of Indianola Community School District (ICSD), is requesting approval of a 
Special Use Permit (SUP), that would allow the expansion of a public high school, located at 
1304 E 1st Avenue.
The proposal shows an expansion to the existing public high school campus, located on the site. 
The scope of the site development and scheduled improvements are phased out. Phase 1A of the 
proposal includes the construction of a new southwest parking lot, followed by the demolition of 
the northern parking lot, two tennis courts, and other miscellaneous site demolition. The phase 
also includes the construction of a new academic wing, northern teacher/faculty parking lot, and 
a perimeter shared drive/access path.
Phase 1B of the proposal includes the demolition of the southeast portion of the building, and the 
existing circle drop-off. A new secured entrance will be constructed on the south side of the 
facility, along with a passenger loading zone.
Phase 2, which is outside of the scope of this review, is anticipated to consist of a new east 
parking lot, reconstruction of a southern parking lot, a new competition gym, and two new tennis 
courts. Construction alternatives are provided for parking lot areas, and two additional tennis 
courts.
A traffic study and queue analysis was submitted for review by the Public Works Director.
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ORDER

MOTION:
Move to approve the request from Ted Ihnns, on behalf of Indianola Community School 
District, for a special use permit, under the terms of Section 165.02 (3)(B)(3)(c) of the Code of 
Ordinances of Indianola, Iowa, that would permit an expansion of a public or private 
elementary, middle, or high school located at 1304 E 1st Avenue with the following 
conditions:

1. Landscaping associated with Phase 1A and Phase 1B of this proposal must be provided 
with Phase 2, by August 2029.

2. Should pending variance requests be denied by the Board of Adjustment, the applicant 
must provide updated documentation and information to the Community Development 
Department showing consistency and compliance with the City of Indianola Zoning 
Code.

3. An updated landscaping plan and site plan addressing March 22, 2024, review 
comments as it relates to landscaping requirements and accessible routes to facilities 
on site must be provided to the Community Development Department for review.

4. Any areas of issues/concerns with the Stormwater Management Plan and site drainage 
must be addressed prior to start of construction.

VOTE:(                -                    ) (      -      )

WHEREFORE, it is ordered that the application from Ted Ihnns, on behalf of Indianola 
Community School District, for a special use permit, under the terms of Section 165.02 
(3)(B)(3)(c) of the Code of Ordinances of Indianola, Iowa, that would permit an expansion of a 
public or private elementary, middle, or high school located at 1304 E 1st Avenue, is hereby 
conditionally approved as evidence by the Board’s finding that all code criteria have been met as 
required by the Code of Ordinances of Indianola, Iowa; and 

WHEREFORE, any taxpayer, or any officer, department, board or bureau of the City, or any 
person or persons jointly or severally aggrieved by any decision of the Board may present to a 
court of record a petition, pursuant to Iowa Code 17A.19, duly verified, setting forth that such 
decision is illegal, in whole or in part, specifying the grounds of the illegality. Such petition shall 
be presented to the court within thirty (30) days after the filing of the decision in the office of the 
Board.

Ordered this 3rd day of April 2024

____________________________________
Chairperson
Board of Adjustment 
City of Indianola, Iowa 

FILING DATE:
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MEMORANDUM 

5.C. 

  
   
To: Board of Adjustment 
    
From: Charlie Dissell, Deputy City Manager Development and Operations, Emily Rizvic, 

Associate Planner 
    
Date: April 3, 2024 
    
Subject: Consider request from Ted Ihnns to vary from the 30-foot minimum parking setback 

from the front property lines by 15-feet, for a front parking setback of 15-feet. 
     
  
Recommendation:   Staff recommends that the Indianola Board of Adjustment move alternative 1, to 
approve the variance request, as submitted. 
   
Attachments: 1. Staff Report 

2. Application 
3. Narrative and Exhibits 
4. Applicant Findings of Fact Responses 
5. Decision and Order 
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community development 
110 N. First Street, Indianola IA 50125-0299 • www.indianolaiowa.gov 

(515) 961-9430 • comdev@indianolaiowa.gov 
 
 

staff report board of adjustment 

 

Date of Meeting: April 3, 2024 

Agenda Item: 5.C Consider request from Ted Ihnns to vary from the 30-foot minimum 
parking setback from the front property lines by 15-feet, for a front parking 
setback of 15-feet. 

Application Type: Variance 

Applicant and Property Owner: Ted Ihnns, Indianola Community School District 

Property Address/Parcel: 1304 E 1st Avenue (Parcel ID #488/6000-0320, -0317, -0316, 
#481/7003-0011, and -0010) 

Zoning: R-1 ‘Single-Family Residential Detached’, R-2 ‘Single-Family Residential Attached’, 
and C-2 ‘Highway Commercial’ 

Application Summary 

Ted Ihnns, on behalf of the Indianola Community School District, is requesting a variance to 
reduce the minimum required front parking setback of 30-feet by 15-feet, for a total front 
parking setback of 15-feet. Such setback would not conform to Section 165.07.3.B of the 
City of Indianola Zoning Code.  
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Agenda Item: 5.D Consider request from Ted Ihnns to vary from the 30-foot minimum parking 
setback from the front property lines by 15-feet, for a front parking setback of 15-feet. 

aerial map 

 

applicable code sections 
The following code sections of the Code of Ordinances of Indianola, Iowa apply to this request: 

165.02(3)(B) POWERS AND DUTIES OF THE BOARD OF ADJUSTMENT. The Board of Adjustment has the 
following powers and duties: 

3. Variances: Conditions Governing Applications; Procedures. To authorize upon appeal in specific cases such 
variance from the terms of this chapter as will not be contrary to the public interest where, owing to the special 
conditions, a literal enforcement of the provisions of this chapter would result in unnecessary hardship. A variance 
from the terms of this chapter shall not be granted by the Board of Adjustment unless and until: 

A. A written application of a variance is submitted demonstrating: 

(1) That special conditions and circumstances exist which are peculiar to the land, structure, or building 
involved and which are not applicable to other lands, structures, or buildings in the same district; 

(2) That literal interpretation of the provisions of this chapter would deprive the applicant of rights commonly 
enjoyed by other properties in the same district under the terms of this chapter; 

(3) That the special conditions and circumstances do not result from the actions of the applicant; 
(4) That granting the variance requested will not confer on the applicant any special privilege that is denied by 

this chapter to other lands, structures, or buildings in the same district. No nonconforming use of 
neighboring lands, structures, or buildings in the same district, and no permitted use of land, structures or 
buildings in other districts shall be considered grounds for the issuance of a variance. 

B. Notice of public hearing shall be given as in subsection 2(B) above. 
C. The public hearing shall be held. Any party may appear in person, or by agent or by attorney. 
D. The Board of Adjustment shall make findings that the requirements of paragraph A of this subsection have been 
met by the applicant for a variance. 
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Agenda Item: 5.D Consider request from Ted Ihnns to vary from the 30-foot minimum parking 
setback from the front property lines by 15-feet, for a front parking setback of 15-feet. 

E. The Board of Adjustment shall further make a finding that the reasons set forth in the application justify the 
granting of the variance, and that the variance is the minimum variance that will make possible the reasonable use 
of the land, building or structure. 
F. The Board of Adjustment shall further make a finding that the granting of the variance will be in harmony with the 
general purpose and intent of this chapter, and will not be injurious to the neighborhood, or otherwise detrimental 
to the public welfare. 

In granting any variance, the Board of Adjustment may prescribe appropriate conditions and safeguards in conformity 
with this chapter. Violations of such conditions and safeguards, when made a part of the terms under which the 
variance is granted, shall be deemed a violation of this chapter and punishable under Section 165.23 of this chapter. 
Under no circumstances shall the Board of Adjustment grant a variance to allow a use not permissible under the 
terms of this chapter in the district involved, or any use expressly or by implication prohibited by the terms of this 
chapter in said district. 

165.07.3.B Setbacks 

(1)   No parking or loading area shall be constructed within a required buffer. 

(2)   Parking is prohibited within the required parking lot setback areas. However, parking is permitted upon the 
individual driveway of a Single-Family, Two-Family, or Townhouse or Row Dwelling, provided no vehicle or trailer 
overhangs, crosses, or encroaches upon a sidewalk or street right-of-way. 

(3)   Parking Setback Table. The following table identifies the setback requirements for all parking and loading 
areas. All setbacks are measured from edge of paving. 

OFF-STREET PARKING AND LOADING AREA SETBACK TABLE 

REQUIRED SETBACKS 
ZONING DISTRICT 

A-1 R-1 R-2 R-3 R-4 C-1 C-2 C-3 M-1 M-2 
Front Yard Setback 30ft 30ft 30ft 30ft 30ft 15ft 15ft 5ft 15ft 15ft 

Side Yard Setback1 10ft2 10ft2 10ft2 10ft2 10ft 10ft 10ft 5ft 10ft 10ft 

Rear Yard Setback3 10ft 10ft 10ft 10ft 10ft 10ft 10ft 10ft 10ft 10ft 
1No side yard setback required between adjoining parcels that share a driveway or have interconnected parking lots. 
2Side yard setback is 1 ft for individual driveways of single-family, two-family, and townhouse or row dwellings. 
3Rear yard setback is required from any alley line. A 20ft setback is required for garaged that face an alley. 

 

 

analysis 

Subject Property 
Ted Ihnns, on behalf of the Indianola Community School District, is requesting a variance to 
reduce the minimum required front parking setback of 30-feet by 15-feet, for a total front parking 
setback of 15-feet. Such setback would not conform to Section 165.07.3.B of the City of Indianola 
Zoning Code. 
The site is currently utilized for Indianola Public High School and contains an existing public-
school facility on the site. The building was constructed in 1965 and has several subsequent 
additions since its construction. The site also features ten (10) tennis courts north of the main 
campus and ball fields, as well as a school bus storage area. 
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Agenda Item: 5.D Consider request from Ted Ihnns to vary from the 30-foot minimum parking 
setback from the front property lines by 15-feet, for a front parking setback of 15-feet. 

To the north of the property is the McVey Trail. To the east exists several properties. The first is a 
vacant 1.18-acre ground, owned by the City of Indianola. The second is a vacant 6.77-acre 
property, which currently has two active development cases, including a plat of survey to divide 
the ground, and a site plan application for a townhome development. To the south exists several 
properties, including additional ground owned by ICSD, two properties containing multi-family 
residential apartments, and a commercial business. To the west exists several single-family 
residential properties. 
There are multiple accesses into the site, including access from South 12th Street, East 1st 
Avenue, East Salem Avenue, and East Ashland Avenue. The Annual Average Daily Traffic 
(AADT) for associated streets are provided by the Iowa Department of Transportation and are 
provided below: 

• South 12th Street – 1931 AADT, 1998 
• East 1st Avenue – 662 AADT, 1978 
• East Salem Avenue – 410 AADT, 2016 
• East Ashland Avenue – 640 AADT, 1998 

An updated traffic study relating to this site will be or has been provided. 
The subject area does appear to contain environmentally sensitive features, including heavy 
woodlands near the north and northeast property line. The property also contains a floodplain; 
however, no work is proposed within the floodplain. The floodplain is generally located along 
Short Creek, found north of the subject property. According to the Federal Emergency 
Management Agency (FEMA), the Special Flood Hazard area is categorized as Zone A, without a 
Base Flood Elevation (BFE). 

Future Land Use 
According to the “Elevate Indianola” Comprehensive Plan, the future land use of this area is 
designated as Public/Semi-Public. This land use designation guides for governmental offices, 
museums and performing arts, libraries and community centers, schools, and institutions, as well 
as parks, open space, and trails. 
The site contains multiple zoning classifications, including R-1 ‘Single-Family Residential 
Detached’, R-2 ‘Single-Family Residential Attached’, and C-2 ‘Highway Commercial’. Public or 
private elementary, middle, or high schools are allowed through Special Use Permit (SUP) in 
each of the three zoning classifications located on site. 
The variance application would allow for the front parking lot setback to be reduced from the 
required 30-foot setback by 15-feet, for a total front parking lot setback of 15-feet. 

findings of fact 

According to Section 165.02.3.B.(3)b. of Indianola’s Zoning Code, in deciding whether to grant a 
variance request, the Board of Adjustment shall consider all the following legal principles. All 
legal principles shall be satisfied in order for the Board of Adjustment to grant a variance. 

i. That special conditions and circumstances exist which are peculiar to the land, 
structure, or building involved and which are not applicable to other lands, 
structures, or buildings in the same district; 
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Agenda Item: 5.D Consider request from Ted Ihnns to vary from the 30-foot minimum parking 
setback from the front property lines by 15-feet, for a front parking setback of 15-feet. 

 
Staff Comment: This finding of fact asks for the Board to find whether special conditions or 
circumstances exist which are peculiar to the land and which are not applicable to other 
lands in the same zoning district. The subject area is split-zoned, with zoning 
classifications including R-1, R-2, and C-2. The property is unique compared to other 
properties within these zoning districts due to the established use and traffic volumes 
entering and exiting the site. These conditions and circumstances are unique to the site 
and its use affiliated with the public school district. 

            This criterion is met. 

Applicant Comment: Stormwater runoff from portions of East 1st Avenue and South 12th 
Street currently drains to the school’s parcel at the intersection of the aforementioned 
streets at which stormwater runoff is conveyed through the school’s site. While 
conveyance of stormwater from public right-of-way (ROW) through a private site is 
atypical, it is necessary based on the topography. Due to the capacity of the existing storm 
sewer network available to the site, additional on-site stormwater detention is necessary to 
not inundate existing facilities. Reducing the front yard setback allows the detention basin 
to be expanded to accommodate stormwater runoff from the public ROW. 
Additionally, the secured entrance and student parking are proposed south of the building. 
A reduction in the front yard parking setback allows approximately 42 more parking stalls 
to be constructed on the main school parcel – reducing the need for parking on adjacent 
sites and reducing the number of pedestrians crossing the ROW. 

ii. That literal interpretation of the provisions of this chapter would deprive the 
applicant of rights commonly enjoyed by other properties in the same district under 
the terms of this chapter. This finding of fact asks if the applicant would be deprived 
of a right commonly enjoyed by other properties within the zoning district; 
Staff Comment: This finding of fact asks whether the applicant would be deprived of a right 
that is commonly enjoyed by other properties within the same zoning district, under the 
terms of this chapter. The established use on site generates a number of daily users that is 
atypical from other developments within R-1, R-2 and C-2 Zoning Districts. Should a 
variance be denied, the applicant would be deprived of adequate parking facilities on site 
that reaches the level of service needed for educational and sporting activities. For these 
erasons, staff finds that this finding of fact may be viewed favorably. 

This criteria is met. 

Applicant Comment: As noted above, conveyance of public stormwater runoff through a 
private site is not common. However, this additional stormwater conveyance adversely 
effects the school site by requiring additional on-site detention, as noted above. 

iii. That the special conditions and circumstances do not result from the actions of the 
applicant; 

Staff Comment: This finding of fact asks whether conditions or hardship experienced by 
the applicant are self-imposed. While the site was developed by the property owner, 
zoning code regulations were not adopted in its current capacity at the time of 
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Agenda Item: 5.D Consider request from Ted Ihnns to vary from the 30-foot minimum parking 
setback from the front property lines by 15-feet, for a front parking setback of 15-feet. 

development. The building was initially constructed in 1965 and has since had subsequent 
additions and alterations made to the school campus. Siting of parking lot areas at the 
level needed to service the site is limited due to the need for stormwater management 
practices on site and topographic conditions. 
Staff finds that this finding of fact may be viewed favorably. 

This criteria is met. 

Applicant Comment: The site is currently developed, as such, the constraints and drainage 
patterns are unable to be significantly changed. 

iv. That granting the variance request will not confer on the applicant any special 
privilege that is denied by this chapter to other lands, structures, or buildings in the 
same district. No nonconforming use of neighboring lands, structures, or buildings 
in the same district, and no permitted use of land, structures, or buildings in other 
districts shall be considered grounds for the issuance of a variance. 

Staff Comment: This finding of fact asks whether a special privilege would be granted to 
the applicant that is otherwise denied to other lands, structures, or buildings within the 
same zoning district. Variances are granted when a hardship for a property owner occurs, 
which simultaneously disenfranchises the property owner from a right that other property 
owners within the same zoning district commonly have. If this variance were to be granted, 
staff does not find that a special right or privilege would be granted to the property that 
other properties within the R-1, R-2, and C-2 Zoning District do not have. Likewise, staff 
finds that the applicant may be disenfranchised if the request is not approved, because the 
applicant may not have adequate parking stalls with safe accessible routes to the campus 
to match the level of service the site provides. 

This criteria is met. 

Applicant Comment:  School facilities provide a unique combination of high peak vehicular 
traffic and pedestrian access simultaneously, whereas other facilities such as multi-family 
buildings do not. Allowing the variance will increase public safety by minimizing the 
number of pedestrians that may otherwise have to cross the ROW from parking lots on 
adjacent parcels. Considering other educational facilities within the City of Indianola, there 
is a precedence for approving a reduced front yard setback. 
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Agenda Item: 5.D Consider request from Ted Ihnns to vary from the 30-foot minimum parking 
setback from the front property lines by 15-feet, for a front parking setback of 15-feet. 

summary of findings
The following summary of findings are provided as reasonings to deny the variance request: 

1) The variance request is favorable towards all findings of fact, outlined in the Zoning Code.
2) The property is unique due to the characteristics of the site and the established use on the

site.
3) Granting the variance would not provide a right and privilege that other properties do not
4) The property owner may be disenfranchised to adequate parking stalls with safe

accessible routes to the campus that matches the level of service the site provides.
5) The proposed signage meets the intent and purpose of the City of Indianola Zoning Code.
6) A hardship could exist if the request is denied, as the applicants would not be able to make

reasonable economical use of the land.

If the variance were to be denied, the Board of Adjustment should be prepared to summarize, for 
inclusion in the minutes of the meetings, its reasons to deny, which will serve as the applications 
decision and order. 

comments from the general public 
Notification letters were mailed to surrounding property owners within 200-feet of the subject 
property regarding the variance request on March 22, 2024. No comments were received at the 
time of the writing of this report. 

alternatives
The City of Indianola Board of Adjustment may consider the following alternatives: 

1) The City of Indianola Board of Adjustment approves the variance request, as
submitted.

2) The City of Indianola Board of Adjustment approved the variance request, with conditions.
3) The City of Indianola Board of Adjustment denies the variance request.
4) The City of Indianola Board of Adjustment remands the variance request back to the

applicant and/or staff for further review and/or modifications and directs staff to place this
item on a future Board of Adjustment agenda.

recommendation
Staff recommends that the Indianola Board of Adjustment move alternative 1, to approve the 
variance request, as submitted. 

Page 54 of 139



Page 55 of 139



Larson Engineering, Inc.
1001 Office Park Rd. Suite 120
West Des Moines, IA 50265-2509
515.225.4377
www.larsonengr.com

1 of 1                                                           

March 18, 2024

Board of Adjustments
City of Indianola
110 N 1st Street
Indianola, IA 50125

Re: Indianola High School Additions and Renovations – BOA Variance Requests
LEI Project No: 92220097.000

To Whom it May Concern,

The Indianola High School Additions and Renovations project located at 1304 E 1St Avenue includes 
building demolition, building additions/renovations, and parking lot improvements.  The proposed 
project generates two items of which a variance is requested:

Variance Request #1 – Off-Street Front Yard Parking Setback:    

Portions of the existing school site is zoned as R-1/R-2 requiring a front yard parking setback of 30’ per 
City Code 165.07.3.B.(3). A variance is requested to reduce the front yard parking setback from 30 feet 
to 15 feet. This variance request would match the front yard setback of a C/M district and exceed the 
requirement for a side/rear district of all zoning districts. Additionally, the proposed 15-foot setback 
would provide a greater parking setback than that currently provided for the site and would match the 
setbacks of similar education facilities within Indianola. Exhibits EX-01 and EX-02 have been provided 
to illustrate the existing and proposed parking lot locations for comparison. Most notably, exhibit EX-02 
shows the existing parking lot (in red) with dimensions noting the existing parking to be approximately 
12’ beyond the property line on the east side of South 12th Street. The proposed Parking Lot #4 will 
provide thirty additional feet of separation between the edge of the sidewalk and the roadway. Please see 
the Findings of Facts Response letter for additional information on the request. 

Variance Request #2 – Omission of Trash Enclosure:    

City Code 165.05.H.(2) requires that all outdoor trash and recycling receptacles, dumpsters, etc. be 
screened on all side by the use of a permanent enclosure with gates for disposal trash access. However, 
no trash enclosures are proposed due to the nature of the large commercial kitchen and loading dock. 
The dock where dumpsters are located have been adequately screened from neighboring properties and 
public ways by the way of the building and the existing timber to the North and East – as shown in 
attached exhibit EX-03. A variance is requested to waive the requirement for a trash enclosure.

Sincerely,
Larson Engineering, Inc.

Gage L. DeCook, P.E. (IA)
Civil Project Engineer
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Larson Engineering, Inc. 

1001 Office Park Rd. Suite 120 
West Des Moines, IA 50265-2509 
515.225.4377 
www.larsonengr.com 
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March 18, 2024 

 

Board of Adjustments 

City of Indianola 

110 N 1st Street 

Indianola, IA 50125 

 

Re: Indianola High School Additions and Renovations – BOA Findings of Facts Response 

 LEI Project No: 92220097.000 

 

To Whom it May Concern, 

 

The Indianola High School Additions and Renovations project located at 1304 E 1St Avenue includes 

building demolition, building additions/renovations, and parking lot improvements.  The proposed 

project generates two items for which a variance is being requested: Variance Request #1 which includes 

reduction of the off-street front yard parking setback and Variance Request #2 which includes omission 

of a trash enclosure. The following finding of facts responses are provided: 

 

Variance Request #1 – Off-Street Front Yard Parking Setback:     

 

i. That special conditions and circumstances exist which are peculiar to the land, structure, or 

building involved and which are not applicable to other lands, structures, or buildings in the 

same district.  

Response:  Stormwater runoff from portions of East 1st Avenue and South 12th Street currently drains 

to the school’s parcel at the intersection of the aforementioned streets at which stormwater runoff is 

conveyed through the school’s site. While conveyance of stormwater from public right-of-way 

(ROW) through a private site is atypical, it is necessary based on the topography. Due to the 

capacity of the existing storm sewer network available to the site, additional on-site stormwater 

detention is necessary to not inundate existing facilities. Reducing the front yard setback allows the 

detention basin to be expanded to accommodate stormwater runoff from the public ROW. 

 

Additionally, the secured entrance and student parking are proposed south of the building. A 

reduction in the front yard parking setback allows approximately 42 more parking stalls to be 

constructed on the main school parcel – reducing the need for parking on adjacent sites and 

reducing the number of pedestrians crossing the ROW. 

 

ii. That literal interpretation of the provisions of this ordinance would deprive the applicant of 

rights commonly enjoyed by other properties in the same district under the terms of this 

ordinance. 

Response:  As noted above, conveyance of public stormwater runoff through a private site is not 

common. However, this additional stormwater conveyance adversely effects the school site by 

requiring additional on-site detention, as noted above.  

 

iii. That the special conditions and circumstances do not result from the actions of the applicant. 

Response:  The site is currently developed, as such, the constraints and drainage patterns are unable 

to be significantly changed.  
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Variance Requests for the Indianola High School Additions and Renovations Project 

March 18, 2024 
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iv. That granting the variance requested will not confer on the applicant any special privilege that is 

denied by this ordinance to other lands, structures, or buildings in the same district. No 

nonconforming use of neighboring lands, structures, or buildings in other districts shall be 

considered grounds for issuance of a variance.  

Response:  School facilities provide a unique combination of high peak vehicular traffic and 

pedestrian access simultaneously, whereas other facilities such as multi-family buildings do not. 

Allowing the variance will increase public safety by minimizing the number of pedestrians that may 

otherwise have to cross the ROW from parking lots on adjacent parcels. Considering other 

educational facilities within the city of Indianola, there is a precedence for approving a reduced 

front yard setback. 

 

Variance Request #2 – Omission of Trash Enclosure:     

 

i. That special conditions and circumstances exist which are peculiar to the land, structure, or 

building involved and which are not applicable to other lands, structures, or buildings in the 

same district.  

Response:  The proposed trash locations are intended to be at the back side of the building near the 

commercial kitchen and loading dock and is immediately adjacent to the access drive/fire lane. 

Gates from a trash enclosure would protrude into the access drive/fire lane. Furthermore, given the 

location of the trash collection containers, screening is provided by the building, the timber, and the 

tennis courts from view of adjacent properties. 

 

ii. That literal interpretation of the provisions of this ordinance would deprive the applicant of 

rights commonly enjoyed by other properties in the same district under the terms of this 

ordinance. 

Response:  It is believed that adequate screening for trash collection containers is provided by site 

features other than a trash enclosure. Allowing this variance provides additional maneuvering space 

for deliveries, fire trucks, and any other vehicle using the access drive.  

 

iii. That the special conditions and circumstances do not result from the actions of the applicant. 

Response: The special condition is created by the placement of the proposed trash facilities in 

relation to existing site features and adjacent parcels.    

 

iv. That granting the variance requested will not confer on the applicant any special privilege that is 

denied by this ordinance to other lands, structures, or buildings in the same district. No 

nonconforming use of neighboring lands, structures, or buildings in other districts shall be 

considered grounds for issuance of a variance.  

Response:  The last line of City Code 165.05.H.(2) states “The enclosure shall be located out of 

public view and constructed to visibly screen the views from the adjoining properties.” Granting of 

this variance will not confer special privilege as the proposed trash collection containers are still 

being screened from view of adjoining properties, therefore satisfying the intent of the code section. 

 

Sincerely, 
Larson Engineering, Inc. 

 
Gage L. DeCook, P.E. (IA) 

Civil Project Engineer 
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CITY OF INDIANOLA, IOWA
BOARD OF ADJUSTMENT

IN THE MATTER OF THE APPLICATION OF: 

Ted Ihnns, on behalf of Indianola Community School District, for a variance under the terms of 
Section 165.02(3)(B) of the Code of Ordinances of Indianola, Iowa, to reduce the minimum 
required front parking setback of 30-feet by 15-feet, for a total front parking setback of 15-feet, 
to which if allowed as requested, would not be in conformity with the requirements of Section 
165.07.3.B(3) of the City of Indianola Zoning Code.

FINDINGS OF FACT

The City of Indianola, Iowa Board of Adjustment has reached the following Findings of 
Fact:

1. The property identified as 1304 E 1st Avenue, including parcels #488/6000-0320, -0317, -
0316, #481/7003-0011, and -0010, is owned by the Indianola Community School District.

2. The aforementioned properties are in multiple zoning districts, including the R-1 ‘Single-
Family Residential Detached’ Zoning District, R-1 ‘Single-Family Residential Attached’ 
Zoning District, and the C-2 ‘Highway Commercial’ Zoning District.

3. City Code Section 165.07.3.B(3) requires that off-street parking and loading areas for the 
R-1 and R-2 Zoning District be setback from the front property line by 30-feet.

4. A variance is requested in order to reduce the minimum required front parking setback of 
30-feet for areas within the R-1 and R-2 Zoning District by 15-feet, for a total front parking 
setback of 15-feet.

5. The property is unique due to the characteristics of the site and the established use on the 
site.

6. The proposed off-street parking meets the intent and purpose of the City of Indianola Zoning 
Code.

7. The variance request is found to be favorable towards all findings of fact, outlined in the 
Zoning Code.

DECISION
According to Section 165.02(3)(B)(3)(b) of the Code of Ordinances of Indianola, Iowa to grant a 
variance from the terms of the Zoning Ordinance when a property owner can show that the 
owner’s property was acquired in good faith and where by reason of exceptional narrowness, 
shallowness, or shape of a specific piece of property, or where by reason of exceptional 
topographical conditions or other extraordinary or exceptional situation, the strict application of 
the terms of the Zoning Ordinance actually prohibits the use of such property in a manner 
reasonably similar to that of other property in the same district, and where the Board is satisfied 
under the evidence before it that a literal enforcement of the provisions of the Zoning Ordinance 
would result in unnecessary hardship; provided, however, all variations granted under this clause 
shall be in harmony with the general purpose and intent of the Zoning Ordinance. Furthermore, 
the following findings shall be made in order to grant a variance: 
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i. That special conditions and circumstances exist which are peculiar to the land, structure, or 
building involved and which are not applicable to other lands, structures, or buildings in the 
same district; 

ii. That literal interpretation of the provisions of this ordinance would deprive the applicant of 
rights commonly enjoyed by other properties in the same district under the terms of this 
ordinance; 

iii. That the special conditions and circumstances do not result from the actions of the applicant; 
iv. That granting the variance requested will not confer on the applicant any special privilege 

that is denied by this ordinance to other lands, structures, or buildings in the same district. No 
nonconforming use of neighboring lands, structures or buildings in other districts shall be 
considered grounds for the issuance of a variance. 

In granting any variance, the Board may prescribe appropriate conditions and safeguards in 
conformity with this Ordinance. Violation of any such conditions and safeguards shall be 
deemed a violation of this Ordinance. Under no circumstances shall the Board grant a variance to 
allow a use not permissible under the terms of the Zoning Ordinance in the district involved, or 
any use expressly or by implication prohibited by the terms of the Zoning Ordinance in said 
district. If relevant and applicable, the Board may prescribe a time limit within which the action 
for which the variance is required shall begin or be completed, or both. Failure to begin or 
complete, or both, such action within the time limit shall void the variance. If no time limit is set 
by the Board and if relevant to the variance, then the granted variances shall become void 
eighteen months after the date of the Board approval unless a building permit has been issued for 
the construction provided for by the variance. In the event the building permit for the 
construction provided for by the variance expires or is canceled, then the variance approval shall 
become void.

Analysis of Code Criteria

Ted Ihnns, on behalf of Indianola Community School District, for a variance under the terms of 
Section 165.02(3)(B) of the Code of Ordinances of Indianola, Iowa, to reduce the minimum 
required front parking setback of 30-feet by 15-feet, for a total front parking setback of 15-feet, 
to which if allowed as requested, would not be in conformity with the requirements of Section 
165.07.3.B(3) of the City of Indianola Zoning Code.
The site is currently utilized for Indianola Public High School and contains an existing public-
school facility on the site. The building was constructed in 1965 and has had several subsequent 
additions since its construction. The site also features ten (10) tennis courts north of the main 
campus and ball fields, as well as a school bus storage area.
The purpose and intent of the City of Indianola Zoning Code is to prevent traffic congestion and 
provide for proper traffic safety. Due to the use established on the site, as well as existing site 
characteristics and stormwater management needs, a reduction in off-street parking setbacks for 
those areas currently zoned for the R-1 and R-1 Zoning Districts would be consistent with the 
purpose and intent of the City of Indianola Zoning Code.
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ORDER
MOTION:
Move to approve the request from Ted Ihnns, on behalf of Indianola Community School 
District, for a variance under the terms of Section 165.02(3)(B) of the Code of Ordinances of 
Indianola, Iowa, to reduce the minimum required front parking setback of 30-feet by 15-feet, 
for a total front parking setback of 15-feet, to which if allowed as requested, would not be in 
conformity with the requirements of Section 165.07.3.B(3) of the City of Indianola Zoning 
Code.

VOTE:(              –              ) (       –         )

WHEREFORE, it is ordered that the application from Ted Ihnns, on behalf of Indianola 
Community School District, for a variance under the terms of Section 165.02(3)(B) of the Code 
of Ordinances of Indianola, Iowa, to reduce the minimum required front parking setback of 30-
feet by 15-feet, for a total front parking setback of 15-feet, to which if allowed as requested, 
would not be in conformity with the requirements of Section 165.07.3.B(3) of the City of 
Indianola Zoning Code. is hereby approved, as evidence by the Board’s finding that all code 
criteria have been met as required by the Code of Ordinances of Indianola, Iowa; and 

WHEREFORE, any taxpayer, or any officer, department, board or bureau of the City, or any 
person or persons jointly or severally aggrieved by any decision of the Board may present to a 
court of record a petition, pursuant to Iowa Code 17A.19, duly verified, setting forth that such 
decision is illegal, in whole or in part, specifying the grounds of the illegality. Such petition shall 
be presented to the court within thirty (30) days after the filing of the decision in the office of the 
Board.

Ordered this 3rd day of April 2024

____________________________________

Chairperson
Board of Adjustment 
City of Indianola, Iowa 

FILING DATE:
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MEMORANDUM 

5.D. 

  
   
To: Board of Adjustment 
    
From: Charlie Dissell, Deputy City Manager Development and Operations, Emily Rizvic, 

Associate Planner 
    
Date: April 3, 2024 
    
Subject: Consider request from Ted Ihnns to vary from trash enclosure requirements 
     
  
Recommendation:   Staff recommends that the Indianola Board of Adjustment move alternative 3, to 
deny the variance request. 
   
Attachments: 1. Staff Report 

2. Application 
3. Narrative and Exhibits 
4. Applicant Findings of Fact Responses 
5. Decision and Order 
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community development 
110 N. First Street, Indianola IA 50125-0299 • www.indianolaiowa.gov 

(515) 961-9430 • comdev@indianolaiowa.gov 
 
 

staff report board of adjustment 

 

Date of Meeting: April 3, 2024 

Agenda Item: 5.D Consider request from Ted Ihnns to vary from trash enclosure 
requirements 

Application Type: Variance 

Applicant and Property Owner: Ted Ihnns, Indianola Community School District 

Property Address/Parcel: 1304 E 1st Avenue (Parcel ID #488/6000-0320, -0317, -0316, 
#481/7003-0011, and -0010) 

Zoning: R-1 ‘Single-Family Residential Detached’, R-2 ‘Single-Family Residential Attached’, 
and C-2 ‘Highway Commercial’ 

Application Summary 

Ted Ihnns, on behalf of the Indianola Community School District, is requesting a variance to 
vary from trash enclosure requirements, which requires that trash enclosures be enclosed 
with a permanent enclosure with gates for disposal trash access. Such proposal would not 
conform to Section 165.05.H.(2) of the City of Indianola Zoning Code. 
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aerial map 

 

applicable code sections 
The following code sections of the Code of Ordinances of Indianola, Iowa apply to this request: 

165.02(3)(B) POWERS AND DUTIES OF THE BOARD OF ADJUSTMENT. The Board of Adjustment has the 
following powers and duties: 

3. Variances: Conditions Governing Applications; Procedures. To authorize upon appeal in specific cases such 
variance from the terms of this chapter as will not be contrary to the public interest where, owing to the special 
conditions, a literal enforcement of the provisions of this chapter would result in unnecessary hardship. A variance 
from the terms of this chapter shall not be granted by the Board of Adjustment unless and until: 

A. A written application of a variance is submitted demonstrating: 

(1) That special conditions and circumstances exist which are peculiar to the land, structure, or building 
involved and which are not applicable to other lands, structures, or buildings in the same district; 

(2) That literal interpretation of the provisions of this chapter would deprive the applicant of rights commonly 
enjoyed by other properties in the same district under the terms of this chapter; 

(3) That the special conditions and circumstances do not result from the actions of the applicant; 
(4) That granting the variance requested will not confer on the applicant any special privilege that is denied by 

this chapter to other lands, structures, or buildings in the same district. No nonconforming use of 
neighboring lands, structures, or buildings in the same district, and no permitted use of land, structures or 
buildings in other districts shall be considered grounds for the issuance of a variance. 

B. Notice of public hearing shall be given as in subsection 2(B) above. 
C. The public hearing shall be held. Any party may appear in person, or by agent or by attorney. 
D. The Board of Adjustment shall make findings that the requirements of paragraph A of this subsection have been 
met by the applicant for a variance. 
E. The Board of Adjustment shall further make a finding that the reasons set forth in the application justify the 
granting of the variance, and that the variance is the minimum variance that will make possible the reasonable use 
of the land, building or structure. 
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F. The Board of Adjustment shall further make a finding that the granting of the variance will be in harmony with the 
general purpose and intent of this chapter, and will not be injurious to the neighborhood, or otherwise detrimental 
to the public welfare. 

In granting any variance, the Board of Adjustment may prescribe appropriate conditions and safeguards in conformity 
with this chapter. Violations of such conditions and safeguards, when made a part of the terms under which the 
variance is granted, shall be deemed a violation of this chapter and punishable under Section 165.23 of this chapter. 
Under no circumstances shall the Board of Adjustment grant a variance to allow a use not permissible under the 
terms of this chapter in the district involved, or any use expressly or by implication prohibited by the terms of this 
chapter in said district. 

165.05.H Trash and Recycling Collection. The following trash and recycling collection standards shall apply to all 
sites excluding agricultural uses, single-family dwellings, two-family dwellings, and townhouse dwellings: 

(1)   Provisions Required. All buildings and dwellings shall have adequate provisions for the collection of trash, 
grease, and recyclable materials with sufficient numbers and locations of collection containers as determined by 
the Zoning Administrator, at their sole discretion. 

(2)   Screening of Collection Containers. All outdoor trash and recycling receptacles, dumpsters, and grease 
collection containers shall be opaquely screened on all sides by the use of a permanent enclosure, with gates for 
disposal truck access. The enclosure shall be constructed of permanent materials, such as textured block, split 
faced concrete block, brick, or stone. Colors shall be compatible with the dominant architectural materials of 
buildings on site and shall be integral to a building on site whenever possible. The enclosure shall be located out 
of public view and constructed to visibly screen the views from the adjoining properties. 

 

analysis 

Subject Property 
Ted Ihnns, on behalf of the Indianola Community School District, is requesting a variance to vary 
from trash enclosure requirements, which requires that trash enclosures be enclosed with a 
permanent enclosure with gates for disposal trash access. Such proposal would not conform to 
Section 165.05.H.(2) of the City of Indianola Zoning Code. 
The site is currently utilized for Indianola Public High School and contains an existing public-
school facility on the site. The building was constructed in 1965 and has several subsequent 
additions since its construction. The site also features ten (10) tennis courts north of the main 
campus and ball fields, as well as a school bus storage area. 
To the north of the property is the McVey Trail. To the east exists several properties. The first is a 
vacant 1.18-acre ground, owned by the City of Indianola. The second is a vacant 6.77-acre 
property, which currently has two active development cases, including a plat of survey to divide 
the ground, and a site plan application for a townhome development. To the south exists several 
properties, including additional ground owned by ICSD, two properties containing multi-family 
residential apartments, and a commercial business. To the west exists several single-family 
residential properties. 
There are multiple accesses into the site, including access from South 12th Street, East 1st 
Avenue, East Salem Avenue, and East Ashland Avenue. The Annual Average Daily Traffic 
(AADT) for associated streets are provided by the Iowa Department of Transportation and are 
provided below: 

• South 12th Street – 1931 AADT, 1998 
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• East 1st Avenue – 662 AADT, 1978 
• East Salem Avenue – 410 AADT, 2016 
• East Ashland Avenue – 640 AADT, 1998 

An updated traffic study relating to this site will be or has been provided. 
The subject area does appear to contain environmentally sensitive features, including heavy 
woodlands near the north and northeast property line. The property also contains a floodplain; 
however, no work is proposed within the floodplain. The floodplain is generally located along 
Short Creek, found north of the subject property. According to the Federal Emergency 
Management Agency (FEMA), the Special Flood Hazard area is categorized as Zone A, without a 
Base Flood Elevation (BFE). 

Future Land Use 
According to the “Elevate Indianola” Comprehensive Plan, the future land use of this area is 
designated as Public/Semi-Public. This land use designation guides for governmental offices, 
museums and performing arts, libraries and community centers, schools, and institutions, as well 
as parks, open space, and trails. 
The site contains multiple zoning classifications, including R-1 ‘Single-Family Residential 
Detached’, R-2 ‘Single-Family Residential Attached’, and C-2 ‘Highway Commercial’. Public or 
private elementary, middle, or high schools are allowed through Special Use Permit (SUP) in 
each of the three zoning classifications located on site. 
The variance, if approved, would allow the applicant to vary from trash enclosure requirements, 
which requires that trash enclosures be enclosed with a permanent enclosure with gates for 
disposal trash access. The proposed location for all outdoor trash and recycling receptacles and 
dumpsters is proposed near the north elevation of the building, south of the tennis courts and 
near the loading docks. 

findings of fact 

According to Section 165.02.3.B.(3)b. of Indianola’s Zoning Code, in deciding whether to grant a 
variance request, the Board of Adjustment shall consider all the following legal principles. All 
legal principles shall be satisfied in order for the Board of Adjustment to grant a variance. 

i. That special conditions and circumstances exist which are peculiar to the land, 
structure, or building involved and which are not applicable to other lands, 
structures, or buildings in the same district; 
 
Staff Comment: This finding of fact asks for the Board to find whether special conditions or 
circumstances exist which are peculiar to the land and which are not applicable to other 
lands in the same zoning district. While the proposed location of waste facilities is 
generally located out of public view, all properties, excluding agricultural uses, single-
family dwellings, two-family dwellings, and townhouse dwellings, require that on new or 
redeveloped sites, that the trash enclosure be located out of public view. Likewise, a 
permanent enclosure is required regardless of whether the enclosure is or is not located 
out of public view. 
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In this specific instance, the property is an existing site, proposed for redevelopment for an 
expansion on the site. An area is currently shown for the proposed siting of waste 
containers, east of the proposed academic wing construction that would be constructed as 
part of Phase 1A. 

The applicant may relocate or find alternatives to the construction of the trash enclosure to 
ensure that the gates from the trash enclosure do not protrude into the required access 
drive/fire lane, but is making the choice not to out of desire. Alternatives include alternative 
gate systems such as sliding gates, utilizing self-closing gates, or site management to 
ensure that the gate doors are maintained and closed to prevent encroachment into the 
drive. 

As a result, staff cannot find that this finding of fact is found favorably. 

            This criterion is not met. 

Applicant Comment: The proposed trash locations are intended to be at the back side of 
the building near the commercial kitchen and loading dock and is immediately adjacent to 
the access drive/fire lane. Gates from a trash enclosure would protrude into the access 
drive/fire lane. Furthermore, given the location of the trash collection containers, screening 
is provided by the building, the timber, and the tennise courts from view of adjacent 
properties. 

ii. That literal interpretation of the provisions of this chapter would deprive the 
applicant of rights commonly enjoyed by other properties in the same district under 
the terms of this chapter. This finding of fact asks if the applicant would be deprived 
of a right commonly enjoyed by other properties within the zoning district; 
Staff Comment: This finding of fact asks whether the applicant would be deprived of a right 
that is commonly enjoyed by other properties within the same zoning district, under the 
terms of this chapter. Properties within the established zoning districts that are newly 
developed or redeveloped, triggering site planning, are required to construct a trash 
enclosure, as well as locate the enclosure out of public view. If this variance application 
were approved, the applicant would have a right that other properties do not have. 

Likewise, the strict application of the enclosure requirement does not constitute an 
unnecessary hardship on the applicant, but more of an inconvenience, because the 
property owner can still make a reasonable and economically viable use of the property, if 
required to conform to zoning code requirements relating to trash enclosurement. 

As stated in the analysis of Finding of Fact I, the applicant is requesting the variance out of 
desire rather than from the requirements. Alternatives exist for the applicant in terms of 
construction and/or location of the trash enclosure that would continue to balance property 
rights if opted. The applicant may relocate or find alternatives to the construction of the 
trash enclosure, but is making the choice not to. Alternatives to the construction could 
include alternative gate systems such as sliding gates, or site management to ensure that 
the gate doors are maintained closed.  
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The purpose and intent of the City of Indianola Zoning Code is to protect the public health 
and welfare within the City. An approval of the variance could adversely affect the order, 
convenience, and/or general welfare, as generally, a trash enclosure will aid containing 
waste and preventing waste from travelling to neighboring properties, as well as provide a 
preventative measure for rodents and pests by providing that barrier. Similarly, the 
enclosure would contain the waste collection containers by ensuring that the containers 
themselves are not moved on site and located within the access drive and fire lane. 

A trash enclosure would be required for other properties within residential, commercial, 
and industrial properties, that do not have an expressed exception, regardless of location 
and siting of the trash enclosurement. Should the applicant be granted the variance, a 
property right would be given to the property owner that would not be permitted for other 
properties, including those of similar scale and size. As a result, staff finds that this finding 
of fact can be seen as unfavorable. 

This criteria is not met. 

Applicant Comment: It is believed that adequate screening for trash collection containers is 
provided by site features other than a trash enclosure. Allowing this variance provides 
additional maneuvering space for deliveries, fire trucks, and any other vehicle using the 
access drive. 

iii. That the special conditions and circumstances do not result from the actions of the 
applicant; 

Staff Comment: This finding of fact asks whether conditions or hardship experienced by 
the applicant are self-imposed. The site is currently being redeveloped by the property 
owner. While some conditions and circumstances are preexisting, when a major site plan 
is proposed, the property is required to be brought up into conformity as reasonably 
possible. 

As also mentioned previously, the strict application of requiring a trash enclosure does not 
consistitute as an unnecessary hardship upon the applicant, but more of an 
inconvenience, as the property owner can still make reasonable and economically viable 
use of the property, if required to conform to zoning code requirements. 

Additionally, the applicant may consider alternative options that would meet the intent and 
purpose of the City of Indianola Zoning Code and related trash enclosure requirements. 

This criteria is not met. 

Applicant Comment: The special condition is created by the placement of the proposed 
trash facilities in relation to existing site features and adjacent parcels. 

iv. That granting the variance request will not confer on the applicant any special 
privilege that is denied by this chapter to other lands, structures, or buildings in the 
same district. No nonconforming use of neighboring lands, structures, or buildings 
in the same district, and no permitted use of land, structures, or buildings in other 
districts shall be considered grounds for the issuance of a variance. 
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Staff Comment: This finding of fact asks whether a special privilege would be granted to 
the applicant that is otherwise denied to other lands, structures, or buildings within the 
same zoning district. Variances are granted when a hardship for a property owner occurs, 
which simultaneously disenfranchises the property owner from a right that other property 
owners within the same zoning district commonly have. 

If this variance were to be granted, staff finds that a special right or privilege would be 
granted to the property that other properties within the Zoning District do not have and 
would be administratively denied in the building permit process.  

In general, properties proposed to be redeveloped are required to be brought up to 
conformity with Zoning Code regulations and requirements, including the requirement for 
trash enclosurement. This code applies to all applicable non-residential uses within a 
residential zoning district, as well as commercial and industrial properties. 

Similarly, granting this variance would set a precedent for future redevelopment of existing 
sites, including large-scale developments, by omitting the enclosure requirement simply 
because it is located in the rear yard of the property, as this siting is already required by 
code. 
Additionally, while trash enclosures provide an aesthetic treatment, they do provide a 
multitude of benefits to promote the health, safety, and wellness of users on site as well as 
contain trash within a consolidated area. Firstly, permanent enclosures are required in 
order to contain waste facilities into one centralized area to prevent encroachment onto 
circulatory routes, such as the access drive and fire lane located adjacent to the proposed 
location. Secondly, enclosures are required as a preventative measure for rodents and 
pests, especially for facilities that contain commercial kitchens and may encounter greater 
amounts of food related waste than other uses may relate. 

For those reasons, staff finds that this finding of fact cannot be viewed favorably. 

This criteria is not met. 

Applicant Comment:  The last line of City Code 165.05.H.(2) states “The enclosure shall 
be located out of public view and constructed to visibly screen the views from adjoining 
properties.” Granting of this variance will not confer special privilege as the proposed trash 
collection containers are still being screened from view of adjoining properties, therefore 
satisfying the intent of the code section. 
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summary of findings 

The following summary of findings are provided as reasonings to deny the variance request: 

1) The variance request is not favorable towards one or more findings of fact, outlined in the 
Zoning Code. 

2) The variance is not created by the regulations and arises from an action (desire) of the 
applicant to omit construction of a trash enclosure. 

3) While visibility from adjacent properties and the public road right-of-way would be limited, 
trash enclosures serve to contain trash and waste receptacles in a consolidated area to 
prevent encroachment onto circulatory routes, such as the adjacent access drive and fire 
lane. 

4) Trash enclosures serve as a preventative measure for rodents and pests, especially for 
facilities that may encounter greater amounts of food related waste. 

5) Granting the variance would provide a right and privilege that other properties do not have. 
6) Deviation from the Zoning Code Regulations would not be in harmony with the intent and 

purpose of the Zoning Code, which is to protect the public health and welfare within the 
City of Indianola. 

7) An unnecessary hardship does not exist if the request is denied, as the applicant has other 
avenues, and the property owner can still make reasonable and economically viable use of 
the property. 

If the variance were to be approved, the Board of Adjustment should be prepared to summarize, 
for inclusion in the minutes of the meetings, its reasons to approve, which will serve as the 
applications decision and order. 

 

comments from the general public 
Notification letters were mailed to surrounding property owners within 200-feet of the subject 
property regarding the variance request on March 22, 2024. No comments were received at the 
time of the writing of this report. 
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alternatives 

The City of Indianola Board of Adjustment may consider the following alternatives: 

1) The City of Indianola Board of Adjustment approves the variance request, as submitted. 
2) The City of Indianola Board of Adjustment approved the variance request, with conditions. 
3) The City of Indianola Board of Adjustment denies the variance request. 
4) The City of Indianola Board of Adjustment remands the variance request back to the 

applicant and/or staff for further review and/or modifications and directs staff to place this 
item on a future Board of Adjustment agenda. 

recommendation 

Staff recommends that the Indianola Board of Adjustment move alternative 3, to deny the 
variance request. 
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Larson Engineering, Inc.
1001 Office Park Rd. Suite 120
West Des Moines, IA 50265-2509
515.225.4377
www.larsonengr.com

1 of 1                                                           

March 18, 2024

Board of Adjustments
City of Indianola
110 N 1st Street
Indianola, IA 50125

Re: Indianola High School Additions and Renovations – BOA Variance Requests
LEI Project No: 92220097.000

To Whom it May Concern,

The Indianola High School Additions and Renovations project located at 1304 E 1St Avenue includes 
building demolition, building additions/renovations, and parking lot improvements.  The proposed 
project generates two items of which a variance is requested:

Variance Request #1 – Off-Street Front Yard Parking Setback:    

Portions of the existing school site is zoned as R-1/R-2 requiring a front yard parking setback of 30’ per 
City Code 165.07.3.B.(3). A variance is requested to reduce the front yard parking setback from 30 feet 
to 15 feet. This variance request would match the front yard setback of a C/M district and exceed the 
requirement for a side/rear district of all zoning districts. Additionally, the proposed 15-foot setback 
would provide a greater parking setback than that currently provided for the site and would match the 
setbacks of similar education facilities within Indianola. Exhibits EX-01 and EX-02 have been provided 
to illustrate the existing and proposed parking lot locations for comparison. Most notably, exhibit EX-02 
shows the existing parking lot (in red) with dimensions noting the existing parking to be approximately 
12’ beyond the property line on the east side of South 12th Street. The proposed Parking Lot #4 will 
provide thirty additional feet of separation between the edge of the sidewalk and the roadway. Please see 
the Findings of Facts Response letter for additional information on the request. 

Variance Request #2 – Omission of Trash Enclosure:    

City Code 165.05.H.(2) requires that all outdoor trash and recycling receptacles, dumpsters, etc. be 
screened on all side by the use of a permanent enclosure with gates for disposal trash access. However, 
no trash enclosures are proposed due to the nature of the large commercial kitchen and loading dock. 
The dock where dumpsters are located have been adequately screened from neighboring properties and 
public ways by the way of the building and the existing timber to the North and East – as shown in 
attached exhibit EX-03. A variance is requested to waive the requirement for a trash enclosure.

Sincerely,
Larson Engineering, Inc.

Gage L. DeCook, P.E. (IA)
Civil Project Engineer
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Larson Engineering, Inc. 

1001 Office Park Rd. Suite 120 
West Des Moines, IA 50265-2509 
515.225.4377 
www.larsonengr.com 
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March 18, 2024 

 

Board of Adjustments 

City of Indianola 

110 N 1st Street 

Indianola, IA 50125 

 

Re: Indianola High School Additions and Renovations – BOA Findings of Facts Response 

 LEI Project No: 92220097.000 

 

To Whom it May Concern, 

 

The Indianola High School Additions and Renovations project located at 1304 E 1St Avenue includes 

building demolition, building additions/renovations, and parking lot improvements.  The proposed 

project generates two items for which a variance is being requested: Variance Request #1 which includes 

reduction of the off-street front yard parking setback and Variance Request #2 which includes omission 

of a trash enclosure. The following finding of facts responses are provided: 

 

Variance Request #1 – Off-Street Front Yard Parking Setback:     

 

i. That special conditions and circumstances exist which are peculiar to the land, structure, or 

building involved and which are not applicable to other lands, structures, or buildings in the 

same district.  

Response:  Stormwater runoff from portions of East 1st Avenue and South 12th Street currently drains 

to the school’s parcel at the intersection of the aforementioned streets at which stormwater runoff is 

conveyed through the school’s site. While conveyance of stormwater from public right-of-way 

(ROW) through a private site is atypical, it is necessary based on the topography. Due to the 

capacity of the existing storm sewer network available to the site, additional on-site stormwater 

detention is necessary to not inundate existing facilities. Reducing the front yard setback allows the 

detention basin to be expanded to accommodate stormwater runoff from the public ROW. 

 

Additionally, the secured entrance and student parking are proposed south of the building. A 

reduction in the front yard parking setback allows approximately 42 more parking stalls to be 

constructed on the main school parcel – reducing the need for parking on adjacent sites and 

reducing the number of pedestrians crossing the ROW. 

 

ii. That literal interpretation of the provisions of this ordinance would deprive the applicant of 

rights commonly enjoyed by other properties in the same district under the terms of this 

ordinance. 

Response:  As noted above, conveyance of public stormwater runoff through a private site is not 

common. However, this additional stormwater conveyance adversely effects the school site by 

requiring additional on-site detention, as noted above.  

 

iii. That the special conditions and circumstances do not result from the actions of the applicant. 

Response:  The site is currently developed, as such, the constraints and drainage patterns are unable 

to be significantly changed.  
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Variance Requests for the Indianola High School Additions and Renovations Project 

March 18, 2024 
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iv. That granting the variance requested will not confer on the applicant any special privilege that is 

denied by this ordinance to other lands, structures, or buildings in the same district. No 

nonconforming use of neighboring lands, structures, or buildings in other districts shall be 

considered grounds for issuance of a variance.  

Response:  School facilities provide a unique combination of high peak vehicular traffic and 

pedestrian access simultaneously, whereas other facilities such as multi-family buildings do not. 

Allowing the variance will increase public safety by minimizing the number of pedestrians that may 

otherwise have to cross the ROW from parking lots on adjacent parcels. Considering other 

educational facilities within the city of Indianola, there is a precedence for approving a reduced 

front yard setback. 

 

Variance Request #2 – Omission of Trash Enclosure:     

 

i. That special conditions and circumstances exist which are peculiar to the land, structure, or 

building involved and which are not applicable to other lands, structures, or buildings in the 

same district.  

Response:  The proposed trash locations are intended to be at the back side of the building near the 

commercial kitchen and loading dock and is immediately adjacent to the access drive/fire lane. 

Gates from a trash enclosure would protrude into the access drive/fire lane. Furthermore, given the 

location of the trash collection containers, screening is provided by the building, the timber, and the 

tennis courts from view of adjacent properties. 

 

ii. That literal interpretation of the provisions of this ordinance would deprive the applicant of 

rights commonly enjoyed by other properties in the same district under the terms of this 

ordinance. 

Response:  It is believed that adequate screening for trash collection containers is provided by site 

features other than a trash enclosure. Allowing this variance provides additional maneuvering space 

for deliveries, fire trucks, and any other vehicle using the access drive.  

 

iii. That the special conditions and circumstances do not result from the actions of the applicant. 

Response: The special condition is created by the placement of the proposed trash facilities in 

relation to existing site features and adjacent parcels.    

 

iv. That granting the variance requested will not confer on the applicant any special privilege that is 

denied by this ordinance to other lands, structures, or buildings in the same district. No 

nonconforming use of neighboring lands, structures, or buildings in other districts shall be 

considered grounds for issuance of a variance.  

Response:  The last line of City Code 165.05.H.(2) states “The enclosure shall be located out of 

public view and constructed to visibly screen the views from the adjoining properties.” Granting of 

this variance will not confer special privilege as the proposed trash collection containers are still 

being screened from view of adjoining properties, therefore satisfying the intent of the code section. 

 

Sincerely, 
Larson Engineering, Inc. 

 
Gage L. DeCook, P.E. (IA) 

Civil Project Engineer 
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CITY OF INDIANOLA, IOWA
BOARD OF ADJUSTMENT

IN THE MATTER OF THE APPLICATION OF: 

Ted Ihnns, on behalf of Indianola Community School District, for a variance under the terms of 
Section 165.02(3)(B) of the Code of Ordinances of Indianola, Iowa, to vary from trash enclosure 
requirements which requires trash enclosures to be enclosed with a permanent enclosure, to 
which if allowed as requested, would not be in conformity with the requirements of Section 
165.05.H(2) of the City of Indianola Zoning Code.

FINDINGS OF FACT

The City of Indianola, Iowa Board of Adjustment has reached the following Findings of 
Fact:

1. The property identified as 1304 E 1st Avenue, parcel #488/6000-0320, is owned by the 
Indianola Community School District.

2. The property identified as 1304 E 1st Avenue, parcel #488/6000-0320, is located within the 
R-1 ‘Single-Family Residential Detached’ Zoning District.

3. City Code Section 165.05.H(2) requires that collection containers, including outdoor trash 
and recycling receptacles, dumpsters, and grease collection containers, shall be opaquely 
screened by a permanent enclosure, with gates for disposal truck access.

4. City Code Section 165.05.H(2) also requires that the enclosure be located out of public view 
and constructed to visibly screen the views from the adjoining properties.

5. A variance is requested in order to vary from the required enclosure of collection 
containers.

6. The variance request is not found favorable towards all findings of fact, outlined in the 
Zoning Code.

7. The variance is not created by the regulations and arises from an action (desire) of the 
applicant to omit construction of a trash enclosure.

8. Granting the variance would provide a right and privilege that other properties do not have.
9. Deviation from the Zoning Code Regulations would not be in harmony with the intent and 

purpose of the Zoning Code, which is to protect the public health and welfare within the 
City of Indianola.

10. An unnecessary hardship does not exist if the request is denied, as the applicant has other 
avenues, and the property owner can still make reasonable and economically viable use of 
the property.

DECISION
According to Section 165.02(3)(B)(3)(b) of the Code of Ordinances of Indianola, Iowa to grant a 
variance from the terms of the Zoning Ordinance when a property owner can show that the 
owner’s property was acquired in good faith and where by reason of exceptional narrowness, 
shallowness, or shape of a specific piece of property, or where by reason of exceptional 
topographical conditions or other extraordinary or exceptional situation, the strict application of 
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the terms of the Zoning Ordinance actually prohibits the use of such property in a manner 
reasonably similar to that of other property in the same district, and where the Board is satisfied 
under the evidence before it that a literal enforcement of the provisions of the Zoning Ordinance 
would result in unnecessary hardship; provided, however, all variations granted under this clause 
shall be in harmony with the general purpose and intent of the Zoning Ordinance. Furthermore, 
the following findings shall be made in order to grant a variance: 

i. That special conditions and circumstances exist which are peculiar to the land, structure, or 
building involved and which are not applicable to other lands, structures, or buildings in the 
same district; 

ii. That literal interpretation of the provisions of this ordinance would deprive the applicant of 
rights commonly enjoyed by other properties in the same district under the terms of this 
ordinance; 

iii. That the special conditions and circumstances do not result from the actions of the applicant; 
iv. That granting the variance requested will not confer on the applicant any special privilege 

that is denied by this ordinance to other lands, structures, or buildings in the same district. No 
nonconforming use of neighboring lands, structures or buildings in other districts shall be 
considered grounds for the issuance of a variance. 

In granting any variance, the Board may prescribe appropriate conditions and safeguards in 
conformity with this Ordinance. Violation of any such conditions and safeguards shall be 
deemed a violation of this Ordinance. Under no circumstances shall the Board grant a variance to 
allow a use not permissible under the terms of the Zoning Ordinance in the district involved, or 
any use expressly or by implication prohibited by the terms of the Zoning Ordinance in said 
district. If relevant and applicable, the Board may prescribe a time limit within which the action 
for which the variance is required shall begin or be completed, or both. Failure to begin or 
complete, or both, such action within the time limit shall void the variance. If no time limit is set 
by the Board and if relevant to the variance, then the granted variances shall become void 
eighteen months after the date of the Board approval unless a building permit has been issued for 
the construction provided for by the variance. In the event the building permit for the 
construction provided for by the variance expires or is canceled, then the variance approval shall 
become void.

Analysis of Code Criteria

Ted Ihnns, on behalf of Indianola Community School District, for a variance under the terms of 
Section 165.02(3)(B) of the Code of Ordinances of Indianola, Iowa, to vary from trash enclosure 
requirements which requires trash enclosures to be enclosed with a permanent enclosure, to 
which if allowed as requested, would not be in conformity with the requirements of Section 
165.05.H(2) of the City of Indianola Zoning Code.
The site is currently utilized for Indianola Public High School and contains an existing public-
school facility on the site. The building was constructed in 1965 and has several subsequent 
additions since its construction. The site also features ten (10) tennis courts north of the main 
campus and ball fields, as well as a school bus storage area.
In general, properties proposed to be redeveloped are required to be brought up to conformity 
with Zoning Code regulations and requirements, including the requirement for trash enclosure. 

Page 83 of 139



This code applies to all applicable non-residential uses within a residential zoning district, as 
well as commercial and industrial properties.
The purpose and intent of the City of Indianola Zoning Code is to protect the public health and 
welfare within the City. An approval of the variance could adversely affect the order, 
convenience, and/or general welfare, as generally, a trash enclosure will aid containing waste 
and preventing waste from travelling to neighboring properties, as well as provide a 
preventative measure for rodents and pests by providing that barrier. Similarly, the enclosure 
would contain the waste collection containers by ensuring that the containers themselves are not 
moved on site and located within the access drive and fire lane.

ORDER
MOTION:
Move to deny the request from Ted Ihnns, on behalf of Indianola Community School District, 
for a variance under the terms of Section 165.02(3)(B) of the Code of Ordinances of 
Indianola, Iowa, to vary from trash enclosure requirements which requires trash enclosures to 
be enclosed with a permanent enclosure, to which if allowed as requested, would not be in 
conformity with the requirements of Section 165.05.H(2) of the City of Indianola Zoning 
Code.

VOTE:(              –              ) (       –         )

WHEREFORE, it is ordered that the application from Ted Ihnns, on behalf of Indianola 
Community School District, for a variance under the terms of Section 165.02(3)(B) of the Code 
of Ordinances of Indianola, Iowa, to vary from trash enclosure requirements which requires trash 
enclosures to be enclosed with a permanent enclosure, to which if allowed as requested, would 
not be in conformity with the requirements of Section 165.05.H(2) of the City of Indianola 
Zoning Code. is hereby denied, as evidence by the Board’s finding that all code criteria have not 
been met as required by the Code of Ordinances of Indianola, Iowa; and 

WHEREFORE, any taxpayer, or any officer, department, board or bureau of the City, or any 
person or persons jointly or severally aggrieved by any decision of the Board may present to a 
court of record a petition, pursuant to Iowa Code 17A.19, duly verified, setting forth that such 
decision is illegal, in whole or in part, specifying the grounds of the illegality. Such petition shall 
be presented to the court within thirty (30) days after the filing of the decision in the office of the 
Board.

Ordered this 3rd day of April 2024

____________________________________

Chairperson
Board of Adjustment 
City of Indianola, Iowa 

FILING DATE:
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MEMORANDUM 

5.E. 

  
   
To: Board of Adjustment 
    
From: Charlie Dissell, Deputy City Manager Development and Operations, Emily Rizvic, 

Associate Planner 
    
Date: April 3, 2024 
    
Subject: Consider request from Paul Horton for a Special Use Permit for new construction of a 

building associated with a place of worship, located at 1209 W 2nd Avenue 
     
  
Recommendation:   Staff recommends that the Indianola Board of Adjustment move alternative 1, to 
approve the Special Use Permit request as submitted. 
   
Attachments: 1. Staff Report 

2. Application 
3. Written Narrative 
4. Site and Building Plan 
5. Decision and Order 
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community development 
110 N. First Street, Indianola IA 50125-0299 • www.indianolaiowa.gov 

(515) 961-9430 • comdev@indianolaiowa.gov 
 
 

staff report board of adjustment 

 

Date of Meeting: April 3, 2024 

Agenda Item: 5.E Consider request from Paul Horton for a Special Use Permit for new 
construction of a building associated with a place of worship, located at 1209 
W 2nd Avenue. 

Application Type: Special Use Permit 

Applicant: Paul Horton 

Property Owner: Indianola Regular Baptist Church 

Property Address/Parcel: 1209 W 2nd Avenue (Parcel ID #488/7030-0848) 

Zoning: R-2 ‘Single-Family Residential Attached’, and C-2 ‘Highway Commercial’, and A-1 
‘Agricultural’ 

Application Summary 
Paul Horton, on behalf of Indianola Regular Baptist Church, is requesting a Special Use 
Permit to permit the construction of a 38’x72’ (2,736 square foot) building. The structure is 
proposed for storage of items associated with the place of worship.  
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Agenda Item: 5.E Consider request from Paul Horton for a Special Use Permit for new construction 
of a building associated with a place of worship, located at 1209 W 2nd Avenue. 

aerial map 

 

applicable code sections 
The following code sections of the Code of Ordinances of Indianola, Iowa apply to this request: 

165.02 POWERS AND DUTIES OF THE BOARD OF ADJUSTMENT. The Board of 
Adjustment has the following powers and duties: 

C. Special Use Permits - To review and consider approval of a Special Use Permit for a Special 
Use as identified Permitted and Special Uses Table contained in CHAPTER 165.05 of the Zoning 
Regulations. The following shall be required: 

i. Special Use Permit Application - A site plan (including number of copies), application form, 
and any additional information and details as specified and required by the Zoning 
Administrator as necessary to determine compliance with all applicable codes and 
requirements shall be submitted to the Zoning Administrator along with the Special Use 
Permit Application fee as established by resolution of the City Council. 

ii. Special Use Permit Procedure - The Special Use Permit Application shall be reviewed by 
the Zoning Administrator, or their designee, for completeness. Incomplete applications shall 
be returned to the applicant with a list of the missing items or details. Applications deemed 
completed shall be distributed to other city departments and other agencies as necessary 
for review and comment as to its compliance with all zoning regulations and other pertinent 
city codes, regulations, and policies. 

iii. Special Use Permit Review by Board of Adjustment - Subsequent to review by the Zoning 
Administrator and other city departments and agencies, the Zoning Administrator, or their 
designee, shall submit to all members of the Board a copy of the Special Use Permit 
Application along with a written recommendation as to the application’s conformity with the 
rules and regulations of the city. 
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Agenda Item: 5.E Consider request from Paul Horton for a Special Use Permit for new construction 
of a building associated with a place of worship, located at 1209 W 2nd Avenue. 

iv. The Board shall subsequently hold a duly noticed public hearing as prescribed by their 
rules of procedures, and the noticing requirements contained herein, and review the 
Application for conformity with the zoning regulations and standards. The Board may 
approve, approve with conditions, or deny the Special Use Permit Application.  

analysis 

Subject Property 
Paul Horton, on behalf of Indianola Regular Baptist Church, is requesting approval of a Special 
Use Permit (SUP), that would allow new construction of a 38’x72’ (2,736 square foot) building at 
1209 W 2nd Avenue. The property currently contains a building constructed in the 1980’s and is 
utilized as a place of worship. 
To the north of the property are two properties, one utilized commercially and the other multi-
family residential. To the east and south exist grounds owned by the Indianola Community School 
District (ICSD). To the west exists several properties associated with the Meadows condominium 
regime. These properties consist of bi-attached residential structures. 
The site is accessed from East 2nd Avenue (HWY 92). According to the Iowa Department of 
Transportation (IDOT), the Annual Average Daily Traffic (AADT) for this portion of HWY 92 is 
6,200 as of 2022. 
The subject area contains heavy woodlands near the southwest property lines. 

Zoning Analysis 
The primary façade for the structure is located on the north elevation of the proposed building. 
The primary façade is required to utilize at least three different class 1 or class 2 materials. The 
applicant is proposing brick along the primary façade. Two distinctively different color of brick will 
be provided on the façade, counting as two façade materials necessary for the Class 1 and Class 
2 materials. The applicant is also providing limited applications of clear glass along the façade. 
The structure will be located south of the existing building and will meet minimum setback 
requirements for the established zoning. Any new pavement on the site will be paved – no new 
gravel will be allowed as part of the project. 

Future Land Use 
According to the “Elevate Indianola” Comprehensive Plan, the future land use of this area is 
designated as Public/Semi-Public. This land use designation guides for governmental offices, 
museums and performing arts, libraries and community centers, schools, and institutions, as well 
as parks, open space, and trails. 
The site contains multiple zoning classifications; however, the scope of the project is sited within 
areas zoned for the A-1 ‘Agricultural’ Zoning District. 
The proposal requests approval of new construction of a 38’x72’ (2,736 square foot) building at 
1209 W 2nd Avenue. The applicant has indicated that the use of the structure will be for storage 
of materials and items associated with the established use on site (place of worship). Storage is 
proposed to include display equipment, vehicle(s), and seating and tables. 
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Agenda Item: 5.E Consider request from Paul Horton for a Special Use Permit for new construction 
of a building associated with a place of worship, located at 1209 W 2nd Avenue. 

findings of fact 

165.02(3)(B)(3)(c)(v), in order to approve a Special Use Permit, the Board shall make the 
following findings: 

1. The proposed use, site improvements, and site plan comply with the minimum 
requirements of the zoning district in which it is proposed to be located 

The applicant has provided a site plan with their application, which shows the existing site 
features at the property. The site has an established use and building on site, classified as 
a place of worship. 
The primary façade for the structure is located on the north elevation of the proposed 
building. The primary façade is required to utilize at least three different class 1 or class 2 
materials. The applicant is proposing brick along the primary façade. Two distinctively 
different colors of brick will be provided on the façade, counting as two façade materials 
necessary for the Class 1 and Class 2 materials. The applicant is also providing limited 
applications of clear glass along the façade. 
The structure will be located south of the existing building and will meet minimum setback 
requirements for the established zoning. Any new pavement on the site will be paved – no 
new gravel will be allowed as part of the project. 
This criterion is met. 

2. The property is of adequate size to accommodate the proposed use and site 
improvements including setbacks, open space, stormwater management, and off-
street parking 

The subject area of the site is 7.58-acres in size, The site is of adequate size to 
accommodate the proposed use and expansion while maintaining zoning code 
requirements. 
This criterion is met. 

3. The proposed use and site improvements will not unduly impact the health, safety, 
and general welfare of persons residing or working in adjoining property or 
surrounding areas 

Based on the proposed use and existing uses on the site, staff does not anticipate that the 
health, safety, and welfare of citizens would be impacted. 
This criterion is met. 

4. The proposed use and site improvements shall not unduly increase traffic congestion 

Traffic congestion is not anticipated to increase in correlation to the proposed construction 
and proposed use of the structure. 
This criterion is met. 

5. The proposed use and site improvements will not unduly burden public utilities or 
increase risk to flooding 
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Agenda Item: 5.E Consider request from Paul Horton for a Special Use Permit for new construction 
of a building associated with a place of worship, located at 1209 W 2nd Avenue. 

The proposed expansion would not unduly burden public utilities or increase risk to 
flooding. Utility contacts have reviewed the request, as well as the City Engineer. 
Additional review is needed by the City Engineer for stormwater management and control, 
however no concerns for flooding exists. A condition is recommended as it relates to 
drainage review on site. 
This criterion is met. 

6. The proposed use and site improvements are compatible with the surrounding 
neighborhood and shall not diminish or impair established property values in 
adjoining or surrounding property 

The current use is established on the site. The associated site improvements are 
compatible with the surrounding neighborhood and characteristics and are not anticipated 
to diminish or impair established property values or adjoining or surrounding property. 
This criterion is met. 

7. The issuance of the Special Use Permit will not endanger, jeopardize, or harm the 
health, safety or welfare of the properties and the community 

The proposed expansion and site improvements are not anticipated to harm the health, 
safety, and welfare of properties or the community. 
This criterion is met. 

alternatives 

The City of Indianola Board of Adjustment may consider the following alternatives: 

1) The City of Indianola Board of Adjustment approves the special use request, as 
submitted. 

2) The City of Indianola Board of Adjustment approved the special use request, with conditions. 
3) The City of Indianola Board of Adjustment denies the special use request. 
4) The City of Indianola Board of Adjustment remands the special use request back to the 

applicant and/or staff for further review and/or modifications and directs staff to place this 
item on a future Board of Adjustment agenda. 

recommendation 

Staff recommends that the Indianola Board of Adjustment move alternative 1, to approve the 
Special Use Permit request as submitted. 
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I certify that the information and exhibits submitted are true and correct to the best of my knowledge and that in filing this appli-

cation I am acting with the knowledge, consent and authority of the owner(s) of the property. Pursuant to said authority, I here-

by permit City the propefi for the purpose of inspection related to this application.

Name (printed) Date

APPEAL

Submittal Requirements:

Allsubmittal requirements must be comp{eted.

lncomplete opplications will not be considered

tr CompletedApplication

tr Filing Fee: 5300 per request

tr Written narrative indicating where it is alleged

there is error in any order, requirement,

decision, or determination made by the

Administrative Officer in the enforcement of

this Code of Ordinances of lndianola, lowa -

tr Other lnformation as required by Director

BOARD OF ADJUSTMENT APPLICATION

PROPERTY OWNER

Community DeveloPment
110 North 1't Street, lndianola, lowa 50125-0299

(515) 961-9430 . comdev@indianolaiowa.sov

APPLICANT (if not ProPertv Ownerl

(Last Name)

(First Name)

(Address)

(Last Name)

(First Name)

(Address)

.fA tr,o(city) (city) p

pnonelli} -? L i * I A *trma ir) fni t rio tirt 
" 

< J^'r,',j 6 Gnn * r i, co.rrr (P h on el Sjlf hP/2 2- *ZZ{Emanl

s USE PERM IT

Submittal

Allsubmittal requirements must be completed,

lncomplete applications will not be considered

E PropertyAddress

fl Completed APPlication

E Filing fee: 5300 per request

6l Site Plan and Elevations as outlined in 155.06

tr Written narrative indicating the special use

permit sought and response to the criteria

outlined in Section 165.02(3XBX3XcXv) of the

Code of Ordinances of Ordinances of lndianola,

lowa

tr Other lnformation as required by Director

X

FOR OFFICE USE ONLY: Code to 45180

Date Received

Receipt No:

Receipt Amount:
BOA Agenda Date: -.=-....--

VARIANCE

Submittal Requirements:

Allsubmittol requirements must be completed.

lncomplete applicotions will not be considered

tr Property Address:

tr CompletedApplication

tr Filing Fee: 5300 per request

tr Site Plan and Elevations

tr Written narrative indicating justification for
proposed variance and response to the criteria

outlined in Section 165.02(3XBX3Xblof the

Code of Ordinances of lndianola, lowa

El Other lnformation as required by Director
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City of Indianola Board of Adjustment, 

 This is a written narrative explaining the use of the proposed structure located at Regular 

Baptist Church, 1209 E 2nd Avenue, Indianola, Iowa. The proposed building is 38’ x 72’.  This 

proposed building’s purpose is for storage for Regular Baptist Church.  Such storage would include 

church belongings including extra tables, chairs, church vehicle, other common storage materials, 

and replica of Noah’s ark. This display is disassembled and stored for the Iowa State Fair and 

transported to the fair, where it is assembled and returned once a year. 

 We are submitting a special-use permit request because it was a City of Indianola 

requirement. 

 The north elevation of this proposed structure will be 23’ tall at the peak. The existing 

church is 24’ tall at the peak. 

 Thank you for your consideration regarding this matter. 

 

Paul Horton, Horton Robinson Construction Inc. 

515-202-3867 

paul@hortonrobinsonconstruction.com 
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CITY OF INDIANOLA, IOWA
BOARD OF ADJUSTMENT

IN THE MATTER OF THE APPLICATION OF: 

Paul Horton, on behalf of Indianola Regular Baptist Church, for a special use permit, under the 
terms of Section 165.02 (3)(B)(3)(c) of the Code of Ordinances of Indianola, Iowa, that would 
permit a building associated with a place of worship located at 1209 W 2nd Avenue.

FINDINGS OF FACT

The City of Indianola, Iowa Board of Adjustment has reached the following Findings of Fact:

1. The property at 1209 W 2nd Avenue is owned by Indianola Regular Baptist Church.
2. The property at 1209 W 2nd Avenue contains multiple zoning districts, including R-2, 

Single-Family Residential Attached, C-2, Highway Commercial, and A-1, Agricultural/Open 
Space Zoning District. The scope of the proposal is located within the A-1 Zoning District.

3. Membership or religion organization, social club or lodge, and other place of public 
assembly such as a place of worship require approval of a Special Use Permit from the 
Board of Adjustment.

DECISION
According to Section 165.02 (3)(B)(3)(c) of the Code of Ordinances of Indianola, Iowa to review 
and consider approval of a Special Use Permit for a Special Use as identified Permitted and 
Special Uses Table contained in CHAPTER 165.05 of the Zoning Regulations. The following 
shall be required: 

i. Special Use Permit Application - A site plan (including number of copies), application 
form, and any additional information and details as specified and required by the Zoning 
Administrator as necessary to determine compliance with all applicable codes and 
requirements shall be submitted to the Zoning Administrator along with the Special Use 
Permit Application fee as established by resolution of the City Council. 

ii. Special Use Permit Procedure - The Special Use Permit Application shall be reviewed by 
the Zoning Administrator, or their designee, for completeness. Incomplete applications 
shall be returned to the applicant with a list of the missing items or details. Applications 
deemed completed shall be distributed to other city departments and other agencies as 
necessary for review and comment as to its compliance with all zoning regulations and 
other pertinent city codes, regulations, and policies. 

iii. Special Use Permit Review by Board of Adjustment - Subsequent to review by the 
Zoning Administrator and other city departments and agencies, the Zoning Administrator, 
or their designee, shall submit to all members of the Board a copy of the Special Use 
Permit Application along with a written recommendation as to the application’s 
conformity with the rules and regulations of the city. 

iv. The Board shall subsequently hold a duly noticed public hearing as prescribed by their 
rules of procedures, and the noticing requirements contained herein, and review the 
Application for conformity with the zoning regulations and standards. The Board may 
approve, approve with conditions, or deny the Special Use Permit Application. 

Page 96 of 139



v. Findings for Approval - In order to approve a Special Use Permit, the Board shall make 
the following findings: 
1. The proposed use, site improvements, and site plan comply with the minimum 

requirements of the zoning district in which it is proposed to be located; 
2. The property is of adequate size to accommodate the proposed use and site 

improvements including setbacks, open space, stormwater management, and off-
street parking; 

3. The proposed use and site improvements will not unduly impact the health, safety, 
and general welfare of persons residing or working in adjoining property or 
surrounding area; 

4. The proposed use and site improvements shall not unduly increase traffic 
congestion; 

5. The proposed use and site improvements will not unduly burden public utilities or 
increase risk to flooding; 

6. The proposed use and site improvements are compatible with the surrounding 
neighborhood and shall not diminish or impair established property values in 
adjoining or surrounding property; and, 

7. The issuance of the Special Use Permit will not endanger, jeopardize or harm the 
health, safety or welfare of the properties and the community. 

vi. Expiration of Special Use Permit Approval - All Special Use Permit approvals shall 
expire and terminate 24-months after the date of the Board approval unless a building 
permit has been issued for the construction provided for in the related site plan. In the 
event the building permit for the construction provided for in the related site plan expires 
or is canceled, then such site plan approval shall thereupon terminate. 

Analysis of Code Criteria

Paul Horton, on behalf of Indianola Regular Baptist Church, is requesting approval of a special 
use permit to allow for the construction of a 38’x72’ (2,736 square foot) building. The structure 
is proposed for storage of items associated with the place of worship. Storage is proposed to 
include display equipment, vehicle(s), and seating and tables.
The primary façade for the structure is located on the north elevation of the proposed building. 
The primary façade is required to utilize at least three different class 1 or class 2 materials. The 
applicant is proposing brick along the primary façade. Two distinctively different color of brick 
will be provided on the façade, counting as two façade materials necessary for the Class 1 and 
Class 2 materials. The applicant is also providing limited applications of clear glass along the 
façade.
The structure will be located south of the existing building and will meet minimum setback 
requirements for the established zoning. Any new pavement on the site will be paved – no new 
gravel will be allowed as part of the project.
The site contains multiple zoning classifications; however, the scope of the project is sited within 
areas zoned for the A-1 ‘Agricultural’ Zoning District.
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ORDER

MOTION:
Move to approve the request from Paul Horton, on behalf of Indianola Regular Baptist 
Church, for a special use permit, under the terms of Section 165.02 (3)(B)(3)(c) of the Code of 
Ordinances of Indianola, Iowa, that would permit a building associated with a place of 
worship located at 1209 W 2nd Avenue, as submitted.

VOTE:(             -              ) (    -    )

WHEREFORE, it is ordered that the application from Paul Horton, on behalf of Indianola 
Regular Baptist Church, for a special use permit, under the terms of Section 165.02 (3)(B)(3)(c) 
of the Code of Ordinances of Indianola, Iowa, that would permit a building associated with a 
place of worship located at 1209 W 2nd Avenue, is hereby approved as evidence by the Board’s 
finding that all code criteria have been met as required by the Code of Ordinances of Indianola, 
Iowa; and 

WHEREFORE, any taxpayer, or any officer, department, board or bureau of the City, or any 
person or persons jointly or severally aggrieved by any decision of the Board may present to a 
court of record a petition, pursuant to Iowa Code 17A.19, duly verified, setting forth that such 
decision is illegal, in whole or in part, specifying the grounds of the illegality. Such petition shall 
be presented to the court within thirty (30) days after the filing of the decision in the office of the 
Board.

Ordered this 3rd day of April 2024

____________________________________

Chairperson
Board of Adjustment 
City of Indianola, Iowa 

FILING DATE:
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MEMORANDUM 

5.F. 

  
   
To: Board of Adjustment 
    
From: 

 
    
Date: April 3, 2024 
    
Subject: Board of Adjustment Training 
     
  
Recommendation:    
   
Attachments: None 
 

Page 99 of 139



  

MEMORANDUM 

5.G. 

  
   
To: Board of Adjustment 
    
From: Charlie Dissell, Deputy City Manager Development and Operations, Emily Rizvic, 

Associate Planner 
    
Date: April 3, 2024 
    
Subject: Annual Report 
     
  
Recommendation:   Staff recommends that the Board of Adjustment receive and file. 
   
Attachments: 1. 2023 Annual Report 
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2O23 COMMUNITY DEVELOPMENT

ANNUAL REPORT
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COMMUNITY DEVELOPMENT

CONTACT INFO
110 N 1st Street, Indianola, IA 50125

comdev@indianolaiowa.gov

515-961-9430

www.indianolaiowa.gov/community-development
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MEMORANDUM 

6.A. 

  
   
To: Board of Adjustment 
    
From: 

 
    
Date: April 3, 2024 
    
Subject: Introduction to Planning and Zoning Training - Iowa State University Extension and 

Outreach 
     
  
Recommendation:    
   
Attachments: None 
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	1. Call to Order
	2. Roll Call
	3. Agenda Approval
	A. Approval of the April 3rd, 2024 agenda.
	Memorandum


	4. Minutes Approval
	A. Approval of the meeting minutes for January 3rd, 2
	January 3rd, 2024


	5. New Business 
	A. 2024 Annual Election of Officers
	Memorandum

	B. Consider request from Ted Ihnns on behalf of India
	Memorandum
	Staff Report
	Application
	Narrative
	Site Plan
	Landscaping Plan
	Architectural Elevations and Building Layout
	Phasing Plan
	Decision and Order

	C. Consider request from Ted Ihnns to vary from the 3
	Memorandum
	Staff Report
	Application
	Narrative and Exhibits
	Applicant Findings of Fact Responses
	Decision and Order

	D. Consider request from Ted Ihnns to vary from trash
	Memorandum
	Staff Report
	Application
	Narrative and Exhibits
	Applicant Findings of Fact Responses
	Decision and Order

	E. Consider request from Paul Horton for a Special Us
	Memorandum
	Staff Report
	Application
	Written Narrative
	Site and Building Plan
	Decision and Order

	F. Board of Adjustment Training
	Memorandum

	G. Annual Report
	Memorandum
	2023 Annual Report


	6. Comments
	A. Introduction to Planning and Zoning Training - Iow
	Memorandum


	7. Adjourn



