
 
 

PLANNING AND ZONING COMMISSION MEETING  
December 10, 2024 

6:00 PM 
City Council Chambers 

Agenda 
 

 
1. Call to Order 
2. Roll Call 
3. Agenda Approval 
  A. Approval of the December 10, 2024 agenda. 
4. Minutes Approval 
  A. Approval of the November 26, 2024 meeting minutes. 
5. Public Comment 
6. New Business  
  A. Consider Site Plan for Indianola Veterinary Clinic Parking Lot Improvements. 
  B. Review and Consideration of the Proposed The Village Urban Renewal Plan for 

its Conformance with Elevate Indianola Comprehensive Plan. 
7. Comments 
  A. Building Permit Report 
  B. Current Projects 
8. Adjourn 
 

Page 1 of 56



 
 

PLANNING AND ZONING COMMISSION MEETING  
November 26, 2024 

6:00 PM 
City Council Chambers 

Minutes 
 

 

 
1. Call to Order 
The meeting was called to order at 6:00 PM. 
2. Roll Call 
Commission members present: Sarah Ritchie, Al Farris, Carrie Woerdeman, Lin Stecker, 
Justin Noethe. 
Staff members present: Ben Reeves, Bill Mettee, Tara Bosteder. 
3. Agenda Approval 
  A. Approval of the November 26, 2024 agenda. 
Farris made a motion to approve the agenda. 
Woerdeman seconded the motion. 
Motion was passed. 
4. Minutes Approval 
  A. Approval of the November 12, 2024 meeting minutes. 
Woerdeman made a motion to approve the meeting minutes. 
Stecker seconded the motion. 
Motion was passed. 
5. Public Comment 
No public comments. 
6. New Business  
  A. Approval of Plat of Survey for 1313, 1307 and 1305 South L Court. 
Planner Mettee presented the request and related staff report.      
 
There were no comments or questions from the commission.  
There were no comments or questions from the public.  
 
Farris made a motion to approve the request as submitted.  
Noethe seconded the motion.  
Motion was passed by a unanimous vote.       
  B. Approval of Preliminary Plat for Pickard Commerce Park Plat 1 
Planner Mettee presented the request and related staff report.      
 
Commissioner Woerdeman asked, with the change in access to the development, where will 
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access to Lots 1 and 8 come from? Jason Ledden, a representative from Snyder & 
Associates, was present to answer this question on behalf of the applicant. He explained that 
access to Lot 8 will be off the public street to the west. Lots 1 and 2 have an ingress/egress 
easement that comes off the north end of the cul-de-sac. There will be a private access that's 
maintained on Lots 1 and 2 with pavement. 
 
Commissoner Farris asked a question regarding the landscape buffers. He questioned why 
there were only buffers designated in those two locations and not along the park boundary. 
Mettee showed that there was a landscape buffer easement along the East side of the plat. 
He continued that they will be installed as each lot develops. Jason Ledden of Snyder & 
Associates added that there is also existing plant material that's intended to stay as well. 
Mettee also included for additional information that there was previously a landscape buffer 
easement planned along "Street A" but our zoning ordinance states that when different zoning 
districts are separated by a public right of way, the easement can be removed and therefore, it 
was removed. 
 
Commissoner Stecker asked what intentions there were for these proposed lots. Mettee 
answered that it is currently all speculative and that as we get site plan projects, they will be 
brought to this commission for review and consideration. 
 
A member of the public, Blair Lawson, asked for clarification of where the pavement will go 
from the corner opposite the cul-de-sac. Jason Ledden of Snyder & Associates answered that 
the pavement does stop there at the corner, and in the future there will be a driveway that will 
go to lot one but will not go all the way out to the highway. 
 
A member of the public, Wayne Gaumer, expressed concern and questioned the effect this 
commercial and industrial development will have on traffic, with the consideration of nearby 
schools and travel to those schools as well as to Pickard Park. He pointed out that the 
commercial and industrial aspect creates a picture of larger vehicles with different aspects of 
safety that would be traveling through the area. Another member of the public, Bob Gaumer, 
also expressed his viewpoint and questioned why industrial complexes would be added in 
town if it was not necessary. He said with this one going right next to ball diamonds, his 
concern is that they will end up like the old ball diamonds, which still presents a problem, with 
car racing in the evenings at the fairgrounds causing extra noise pollution that would not be 
desired for nearby residents. He asked what kind of noise this development would generate 
and wouldn't it be better to develop houses in that area which he believed would create a 
better tax base in the long run. He stated with the close proximity to the schools it would be a 
perfect location for families to have a home. 
 
Commissioner Farris asked for confirmation, for the public's benefit, that this area has already 
been rezoned. Mettee confirmed that yes, the comprehensive plan identifies this area as 
industrial and commercial. The community worked with consultants to identify this area as 
such. City Manager Reeves clarified it will be commercial on the front end along Highway 92, 
and industrial in the back where it will be screened. Farris further clarified that lots 1, 2, 7, and 
8 are commercial, while lots 3, 4, 5, and 6 are industrial. Mettee confirmed that was correct. 
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Commissioner Woerdeman recalled that when the proposed rezoning was brought to the 
commission back in March, this type of idea came up. Discussion was had regarding the size 
of the lots, and with them being between 1.5 and 3.5 acres, it would not allow for anything 
very large to be put on these lots, so likely would not have very heavy traffic. She also 
remembered that there was a nuance within the code that if a business with storage was 
going to be allowed, it would need to be industrial. Others commission members also recalled 
these discussions and agreed. City Manager Reeves added that some of those uses were 
things like yard material stored outside, such as mulch or rock. And he furthered that as this 
was brought to City Council, the City Council had a discussion with the developer and certain 
heavy industrial uses were stricken. Cody Sinclair, with ITown Investments, did confirm that 
contingencies were made regarding what was not wanted. City Manager Reeves clarified and 
Mr. Sinclair concurred, it was high impact industrial items that were stricken. Wayne Gaumer 
reiterated the layout of the plat, that what might be going in there is still speculative, and 
looked for confirmation that with these contingencies, boundaries are being created to bring in 
what's desired for the area. Mr. Sinclair confirmed this was correct. He continued that being 
along Highway 92, commercial was preferred so they aligned to that. Also, he said they own 
the property to the west where they plan to do some residential with commercial in the front.  
 
Commissioner Farris stated this area is zoned M-2 and asked for clarification, for the public's 
benefit, what would be allowed in M-2 zoning. City Manager Reeves explained that some 
things had been stricken so it was a pared down M-2 that City Council approved after 
negotiations with the developer for this property only. They did strike many of the high impact 
industrial uses. It's more of a light industrial, business area. He also mentioned the 
topography on the back side of the plat does drop down. Mr. Sinclair added that one of the 
projected businesses that would go out there is a landscaping company and another one is 
storage units. He reiterated that this area still speculative and that they are being considerate 
of the types of businesses being brought in as they don't want this area to be a deterrent for 
anyone. Wayne Gaumer asked if there is a list that could be provided of the allowed M-2 
businesses with the stricken types. Commissioner Woerdeman answered that it would be 
available in the City Council minutes from that meeting. City Manager Reeves added that all 
meeting minutes are available to the public online through the city's website. Wayne Gaumer 
asked if this agenda item was a nicety. City Manager Reeves explained that no it's not a 
nicety, this is for the preliminary plat. The rezoning was completed before. This is now the 
layout of the property and how the property lines will be, so it's two different actions. Mettee 
added that the same notifications that would have been mailed out for this preliminary plat 
would have been mailed out for the rezoning as well. 
 
Commissioner Noethe asked if there were any planned alterations of Highway 92, such as a 
dedicated turning lane. City Manager Reeves explained that this project was held up for quite 
some time because between the application process and when rezoning was coming through, 
Iowa Department of Transporation (DOT) requested that Highway 65/69 and Highway 92 
corridors have an alignment and connectivity study where it would minimize and limit the 
number of connections. So that study has been entertained and is moving forward, working 
with the Iowa DOT. This was in process at the time, so between the Iowa DOT and the City of 
Indianola it was negotiated that the alignment of the road be changed so that it lines up with S. 
20th St, therefore, causing reconfiguration of the lots. Commissioner Noethe stated that his 
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concern is with the types of traffic, and making sure not to create a bottleneck or other 
dangerous type of activity as far as driving patterns and habits. City Manager Reeves agreed 
and said this is why they wanted the alignment. In the event that there is a signal light needed 
in the future, it's already lined up and ready to go.  
 
Commissioner Farris asked who owns the strip of land on the north side of the property with a 
sidewalk on it. Jason Ledden with Snyder & Associates indicated on the plat where a right of 
way exists which includes the sidewalk, also known as McVay Trail. Commissioner Farris 
asked who owned that land. City Manager Reeves confirmed it was the State of Iowa. 
Commissioner Farris stated he just wanted to make sure that in the future, the sidewalk 
wouldn't be removed. Mr. Ledden stated it was similar to the sidewalk in town along Highway 
65/69, the sidewalk is in the DOT right of way but is maintained. City Manager Reeves stated 
they wouldn't take out the sidewalk unless they were widening the road for some reason or 
they acquire a different right of way; Iowa DOT doesn't typically remove those. Commissioner 
Farris asked if there are any stakes along there that would designate the boundary between 
this property and the property the sidewalk is on. Mr. Ledden showed on the preliminary plat 
where an iron pin would have been set in the ground by the surveyor that would delineate the 
properties. 
 
A member of the public, Blair Lawson, asked if the road marked as "Street A" was going to 
continue west into the future neighborhood that is planned. Cody Sinclair with ITown 
Investments confirmed that it would. Mr. Lawson further asked for confirmation that access for 
those future homes could come in from here (S. 20th St.). Mr. Sinclair said yes, as well as 
from S. 19th St, the intersection just prior. Mr. Lawson stated there could be a lot of turning 
traffic, both north and south, onto Highway 92 in future when the homes are built. 
 
There were no further questions or comments.  
 
Stecker made a motion to approve the request as submitted.  
Woerdeman seconded the motion. 
Motion was passed by a unanimous vote. 
7. Comments 
  A. Current Projects 
Mettee stated things are definitely slowing down, mostly down to housekeeping items within 
the department. He notified the commission that the Christmas Eve meeting was canceled 
and it was likely the December 10th meeting would be canceled as well as there are currently 
no agenda items. 
8. Adjourn 
Farris made a motion to adjourn. 
Stecker seconded the motion.  
The meeting was adjourned at 6:29 PM. 
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PLANNING AND ZONING COMMISSION STAFF REPORT 

 

PROJECT: Indianola Veterinary Clinic Parking 

Lot Improvements – Site Plan 

PREPARED BY: Bill Mettee – Associate Planner  

 

 

REPORT DATE:  December 6, 2024 

 

MEETING DATE:  December 10, 2024 

 

GENERAL INFORMATION 

 
Applicant / Owner: IVC Properties, LLC 

 

Owner’s Representative: Wally Pelds, P.E., Pelds Design Services 

 

Request: The applicant is requesting approval of a site plan 

for improvements to a commercial development. 

 

Location and Size: Property is located north of Trail Ridge Avenue and 

west of North Jefferson Way, containing 

approximately 4.50-acres. 

 

 

AREA MAP 

 
 

ABOVE:  Aerial of subject property (outlined in RED) in relation to the surrounding area. 
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LAND USES AND ZONING 

Location Existing Land Use Comprehensive Plan Current Zoning 

Property in 

Question 

Indianola Veterinary Clinic Regional Mixed Use / Low-

Density Residential 

C-2 (Highway Commercial 

District) and A-1 

(Agricultural / Open Space 

District) 

North Vacant / Undeveloped Low-Density Residential C-2 (Highway Commercial 

District) 

South Emerald Bay Development Planned Unit Development PUD (Planned Unit 

Development District) 

East Hardee’s Restaurant Regional Mixed Use C-2 (Highway Commercial 

District) 

West Vacant / Undeveloped Low-Density Residential A-1 (Agricultural / Open 

Space District) 

 

PROJECT DESCRIPTION 

The site plan identifies improvements to the existing Indianola Veterinary Clinic. The entrance way from 
North Jefferson Way into the site will be removed as well as the entire parking area within the site. The 

parking lot will be expanded and reconfigured due to the extension of Trail Ridge Avenue. 

 

The site currently shows 33,661 square feet of impervious surface. Once the improvements are completed, 

the site will have 76,506 square feet of impervious surface. This is an increase of 42,845 square feet, or a 

21.8% increase of pavement. This equates to 1.75-acres of impervious surface.  

 

The site plan requires a total of 41 parking spaces and the applicant is providing 62 parking spaces, including 

three (3) accessible spaces.  

 

LOTS AND ZONING 

The Indianola Veterinary Clinic owns eight (8) parcels of land. One parcel is zoned C-2 and seven parcels are 

zoned A-1. The improvements are proposed to take place over at least six of the lots and two different zoning 

districts. The applicant has been asked to provide a final plat to combine the lots and to rezone the A-1 

parcels to C-2 so all the improvements are on one lot and one zoning district. This will also help in the future 

when Fairacres is rezoned and replatted for development.  

 

Additionally, according to the Indianola City Code, veterinary services are not a permitted or special use in 

the A-1 zoning district. Allowing the site plan expansion of a veterinary clinic and associated uses, including 

parking into an A-1 district would ultimately create a non-conformity. This would be remedied by a rezoning 

of the A-1 lots to C-2 to match the existing vet clinic facility.  
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Table 1 below summarizes the bulk regulations that are applicable to the proposed development. The site plan 

demonstrates compliance with the bulk regulations.  
 

Table 1:  Bulk Regulations for the C-2 / A-1 Districts  
Category C-2 / M-2 (minimum) 

Front Yard Setback 40 feet | 40 feet 

Rear Yard Setback 10 feet | 35 feet 

Side Yard Setback 10 feet | 10 feet 

Maximum Height | Stories 50 feet | 35 feet 

 

ACCESS AND STREETS 

Access into the site will be provided with two access drives from the south off the new extension of Trail 

Ridge Avenue. The street extension was approved with the Emerald Bay Construction Drawings.  

 

SIDEWALKS/TRAILS 

A 5-foot-wide sidewalk will be required along the south property line to connect to the pedestrian connection 

shown at the intersection of North Jefferson Way and Trail Ridge Avenue. A pedestrian sidewalk will be 

required into the site from the public sidewalk. This pedestrian connection at the intersection was approved 

as part of the Emerald Bay Construction Drawings. 

 

UTILITIES 

The site is serviced with all public utilities, Stormwater detention will be provided with a dry basin to the 
north of the clinic. The applicant has not yet provided stormwater calculations for review in accordance with 

Chapter 165.06(4)(b). 

 

LANDSCAPE AND OPEN SPACE 

The site plan is required to provide 20% open space. Currently, the site provides 82.8% open space and once 

the improvements are completed, the site will provide 61.0% open space. The applicant has not yet submitted 

a landscape plan showing compliance with Chapter 165.08 – Open Space, Landscaping and Buffering. 
 

STAFF RECOMMENDATION 

At the time this report was written, staff is uncomfortable providing a recommendation to the Planning and 

Zoning Commission. The Commission may choose to approve the site plan subject to all remaining staff 

comments, choose to table the site plan to a future meeting while comments get addressed or to deny the site 

plan application.  
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ITEM QUANTITY INFORMATION* UNITS

6” CONCRETE PAVEMENT 65,964 SQ. FT.

4" SIDEWALK 863 SQ. FT.

DETENTION SYSTEM 27,666 - DRY BASIN CU. FT.

STORM SERVICE - 12" RCP 186 LIN. FT.

STORM SERVICE - 6" HDPE 182 LIN. FT.

STORM SERVICE - 15" HDPE 147 LIN. FT.

STRUCTURES - 12"  STEEL FES 2 EACH

STRUCTURES - 15"  STEEL FES 2 EACH

STRUCTURES - NYLOPLAST BASIN WITH INTAKE 4 EACH

TOPSOIL REQUIRED 1,771 CU. YD.

SEED AREA 71,723 SQ. FT.

CONCRETE DEMOLITION 28,223 SQ. FT.

GRAVEL DEMOLITION 7,799 SQ. FT.

Pelds Design Services

Architecture  |  Engineering  |  Surveying
2323 Dixon Street, Des Moines, Iowa 50316  | PO Box 4626, Des Moines, Iowa 50305 | Ph: 515 265 8196

VICINITY MAP

SITE IMPROVEMENTS
FOR

INDIANOLA VETRINARY CLINIC
2201 N JEFFERSON WAY

INDIANOLA, IOWA

C1 - COVER SHEET
C2 - NOTE SHEET
C3 - TOPO SHEET
C4 - DEMO SHEET
C5 - LAYOUT SHEET
C6 - GRADING SHEET
C7 - UTILITY SHEET
C8 - DETAIL SHEET

SHEET INDEX

LOTS 5, 6, 7, 8, 9, 10, 11, 12, 13 AND 14 IN BLOCK B; FAIRACRES ADDITION, WARREN COUNTY, IOWA,
LESS ANY PORTION CONVEYED TO THE STATE OF IOWA; AND

LOTS 1, 2, 3 AND 4 IN BLOCK C, FAIRACRES ADDITION, WARREN COUNTY, IOWA, LESS ANY
PORTION CONVEYED TO THE STATE OF IOWA; AND

LOTS 1, 2, 3 AND 4 IN BLOCK D, FAIRACRES ADDITION, WARREN COUNTY, IOWA; AND

LOTS 1, 2, 3, 4, 29, 30, 31 AND 32 IN BLOCK E, FAIRACRES ADDITION, WARREN COUNTY, IOWA; AND

FORMER 1ST AVENUE BETWEEN LOTS 9 AND 10 IN BLOCK B AND LOTS 1 AND 4 IN BLOCK C,
CONTINUING WEST AND INCLUDING THE FORMER 1ST AVENUE BETWEEN LOTS 1, 2, 3 AND 4 IN
BLOCK D AND LOTS 1, 2, 3 AND 4 IN BLOCK E, ALL IN FAIRACRES ADDITION, WARREN COUNTY,
IOWA; LESS ANY PORTION CONVEYED TO THE STATE OF IOWA; AND

FORMER SOUTH BANK AVENUE BETWEEN LOTS 29, 30, 31 AND 32 IN BLOCK E AND LOTS 1, 6 AND 7
IN BLOCK F, AND THE FORMER SOUTH BANK AVENUE ADJACENT TO LOT 14 IN BLOCK B, ALL IN
FAIRACRES ADDITION, WARREN COUNTY, IOWA; AND

FORMER IST STREET BETWEEN LOTS 3 AND 4 IN BLOCK C AND LOT 1 IN BLOCK D, AND
CONTINUING NORTH AND INCLUDING THE FORMER 1ST STREET BETWEEN LOTS 10, 11, 12, 13 AND
14 IN BLOCK B AND LOTS 1 AND 32 IN BLOCK E, AND THE FORMER 1ST STREET ADJACENT TO LOT
14, BLOCK B, ALL IN FAIRACRES ADDITION, WARREN COUNTY, IOWA

C-1 - C-8

SITE ADDRESS
2201 N JEFFERSON WAY
INDIANOLA, IOWA 50125

SITE AREA
4.50 ACRES (196,234 SQ.FT.)

ZONING
EXISTING: C-2
PROPOSED: C-2
ADJACENT ZONING: 
NORTH:  A-1
EAST:  NA
SOUTH:  PUD
WEST:  A-1

SETBACKS
40' - PRIMARY FRONTAGE BUILD-TO-ZONE (SOUTH PROPERTY LINE)
40' - NON-PRIMARY FRONTAGE BUILD-TO-ZONE (EAST PROPERTY LINE)
10' - INTERIOR SIDE SETBACK (WEST PROPERTY LINE)
10' - REAR SETBACK (NORTH PROPERTY LINE)

BUILDINGS
EXISTING: 1

BUILDING USES
VETRINARY CLINIC

BUILDING HEIGHT
MAX BUILDING HEIGHT: 50'
PROPOSED HEIGHT: N/A

OPEN SPACE
EXISTING: 82.8% (162,525 SQ.FT.)
PROPOSED: 61.0%  (120,188 SQ.FT.)
REQUIRED: 20%  (39,246 SQ. FT.)

IMPERVIOUS SPACE
EXISTING: 17.2% (33,661 SQ.FT.)
PROPOSED: 39.0% (76,506 SQ.FT.)

PARKING
REQUIRED: 41 SPACES  (1 SQ.FT. BLDG. =  8100 /200)
62 SPACES (INCLUDING 3 HANDICAP PARKING STALLS)

DISTURBED AREAS
ESTIMATED: 65,447 SQ.FT.
ALL DISTURBED AREAS SHALL BE SEEDED OR SODDED.
THE DISTURBED AREA FOR THIS SITE IS GREATER THAN 1 ACRE, THEREFORE A NPDES PERMIT IS
REQUIRED.

LEAKING UNDERGROUND STORAGE TANKS
THIS SITE IS NOT A LUST SITE AND THERE ARE NO LUST SITES WITHIN 500FT OF THE SITE

FLOODPLAIN
PER FEMA MAP #19181C0168F, THE SITE IS LOCATED IN ZONE X, AREA OF MINIMAL FLOOD HAZARD

DEVELOPER

SUNSTONE INVESTMENTS LLC
7481 US HWY 65
INDIANOLA, IA 50125
PROJECT CONTACT: JESSE ROGNES
PHONE: 515-290-8052
EMAIL: JWROGNES@SYNERGYCONTRACTING.NET

CITY CONTACT

CITY OF INDIANOLA
110 N 1ST ST
INDIANOLA, IA 50125
PROJECT CONTACT: BILL METTEE
PHONE: 515-962-5276
EMAIL: BMETTEE@INDIANOLAIOWA.GOV

ENGINEER/ LAND SURVEYOR

PELDS DESIGN SERVICES
2323 DIXON ST
DES MOINES, IOWA  50316
PROJECT CONTACT: ELARA JONDLE
PHONE: (515) 265-8196
EMAIL: ELARA@PELDS.COM

SITE LOCATION

LEGAL DESCRIPTION:

REVISIONS: LEGEND:
MORE OR LESS
GUTTER ELEVATION
TOP OF CURB ELEVATION

+/-

EXISTING/ PROPOSED ELEVATION

123.45G
123.45TC

FLOWLINE ELEVATIONFL

FINISHED FLOORF.F.

123.45123.45/

CALCULATED CORNER
FOUND CORNER

CONTROL POINT ELEC. TRANSFORMER
ELEC. METER
ELEC. BOX

SIGN
PARKING SPACE

STREET LIGHT
POWER POLE
LIGHT POLE

CALCULATED SECTION CORNER
FOUND SECTION CORNER

AREA LIGHT

GUY ANCHOR

ELEC. MANHOLE
ELEC. VAULT

GAS VALVE
GAS METER

UTILITY PEDESTAL
CABLE TV JUNCTION BOX

SANITARY SEWER MANHOLE
STORM SEWER MANHOLE
CLEANOUT
DOWNSPOUTD

SINGLE INTAKE

WATER VALVE
WATER TEE

FLARED END SECTION

FIRE HYDRANT
VALVE

PROPOSED UTILITY LINEP XX
EXISTING UTILITY LINEE XX

WATER METER

THROAT INTAKE

FENCE LINE

FIBER OPTIC

WATER

GAS LINE

SANITARY SEWER
STORM SEWER

UNDERGROUND TEL.

OVERHEAD TEL.

W 

ST

UGT

OHT

G

SAN

UNDERGROUND ELEC.UGE

OVERHEAD ELEC.OHE

FO
CABLE TELEVISIONCATV

AREA INTAKE

BENCHMARK:

FILE PATH:

REVISIONS:

DRAWING NO:

C1 - COVER SHEET
12-04-2024

SCALE: LATEST REVISION:COPYRIGHT DATE: DRAWN BY:

A. PELDS

J:\2024 Projects\24-048 Emerald Bay N. Addition\Engineering\Sheet Set

INDIANOLA, IOWA

INDIANOLA VETRINARY CLINIC
2201 N JEFFERSON WAY

TITLE:

11/19/2024 24-048

PRELIMINARY

I HEREBY CERTIFY THAT THIS ENGINEERING DOCUMENT WAS
PREPARED BY ME OR UNDER MY DIRECT PERSONAL SUPERVISION
AND THAT I AM A DULY  LICENSED PROFESSIONAL ENGINEER
UNDER THE LAWS OF THE STATE OF IOWA.

_______________________________________________________
VOLDEMARS L. PELDS, P.E.       IA. LIC. NO. 18842  DATE

MY LICENSE RENEWAL DATE IS DECEMBER 31, 2025

ADDITIONAL PAGES OR SHEETS COVERED BY THIS SEAL (NONE
UNLESS INDICATED HERE):_________________________________
________________________________________________________

VOLDEMARS L.

18842
PELDS

IOWA

LIC
EN

SE
D

PR
OF

ES

SIO
NAL

SURVEYOR

ENGINEER&

DN
AL

N O T  F O R  C O N S T R U C T I O N

N
 J

EF
FE

R
SO

N
 W

AY

E TRAIL RIDGE AVE

E SCENIC CALLEY AVE

( M51G ) MIDAMER-GAS
Contact Name : Jaime Neer
Contact Phone: 5152526972
Contact Email:
MECDSMDesignLocates@midamerican.com

( CTLIA01 ) CENTURYLINK
Contact Name : SADIE HULL
Contact Phone: 9185470147
Contact Email: sadie.hull@lumen.com

( IDA ) INDIANOLA MUNICIPAL UTILITIES
Contact Name : Mike Metcalf
Contact Phone: 5159625308
Contact Email: mmetcalf@indianolaiowa.gov

( IDAF ) INDIANOLA MUNICIPAL UTILITIES
Contact Name : KURT RIPPERGER
Contact Phone: 5159625283
Contact Email:
KRIPPERGER@INDIANOLAIOWA.GOV

( IDAW ) INDIANOLA MUNICIPAL UTILITIES
Contact Name : Lou Elbert
Contact Phone: 5159625330
Contact Email: lelbert@indianolaiowa.gov

( IND ) CITY OF INDIANOLA
Contact Name : Rick Graves
Contact Phone: 5159619416
Contact Email: rgraves@indianolaiowa.gov

( INS ) AUREON NETWORK SERVICES
Contact Name : Jeff Klocko
Contact Phone: 5158300445
Contact Email: jeff.klocko@aureon.com

( M51E ) MIDAMER-ELEC
Contact Name : Jaime Neer
Contact Phone: 5152526972
Contact Email:
MECDSMDesignLocates@midamerican.com

( MC1 ) VERIZON
Contact Name : John Bachelder
Contact Phone: 9727297000
Contact Email: asg.investigationsteam@asginc.us

( WARRIA1 ) MEDIACOM
Contact Name : JERRY BROUGHTON
Contact Phone: 8455872521
Contact Email: JBROUGHTON@MEDIACOMCC.COM

( WCG ) CENTURYLINK
Contact Name : Tech On Duty
Contact Phone: 8773668344
Contact Email: Nationalrelo@Centurylink.com

*IN THE EVENT OF A DISCREPANCY BETWEEN THE QUANTITY ESTIMATES AND THE DETAILED PLANS, THE
DETAILED PLANS SHALL GOVERN*
*CONTRACTOR TO PROVIDE A COMPLETE PROJECT PER THE CONSTRUCTION DOCUMENTS, QUANTITIES
PROVIDED AS PART OF THIS SUMMARY ARE FOR REFERENCE PURPOSES ONLY AND ARE NOT A BASIS
FOR CHANGE ORDER IF ADDITIONAL QUANTITY IS INSTALLED AS PART OF THE ORIGINAL BID
DOCUMENTS*
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Pelds Design Services

Architecture  |  Engineering  |  Surveying
2323 Dixon Street, Des Moines, Iowa 50316  | PO Box 4626, Des Moines, Iowa 50305 | Ph: 515 265 8196

FOR

INDIANOLA VETRINARY CLINIC
2201 N JEFFERSON WAY

INDIANOLA, IOWA

PAVING NOTES
1. THE PAVING/ GRADING CONTRACTOR SHALL BACKFILL THE PAVING SLAB AND FINE GRADE THE RIGHT OF WAY AS SOON AFTER THE PAVING AS

POSSIBLE. ALL ROW AREAS SHALL BE SODDED IN ACCORDANCE WITH THE LOCAL JURISDICTION SPECIFICATIONS AND THE LATEST VERSION OF
SUDAS.

2. SEE DETAILS FOR ALL PAVEMENT THICKNESS.

3. DETECTABLE WARNING PANEL(S) CALLED OUT ON PLANS SHALL BE PER A.D.A. REGULATIONS.  PANEL TYPE & COLOR SHALL BE PER CITY
STANDARD.

4. SIDEWALKS SHALL HAVE EXPANSION JOINTS AT 100 FOOT INTERVALS AS REQUIRED BY CITY CODE
5. ALL WALKS, PARKING LOTS, HANDICAP PARKING, RAMPS, ETC. SHALL COMPLY WITH ALL A.D.A. AND CITY CODES.  HANDICAP PARKING

SIGNAGE IS REQUIRED FOR ALL HANDICAP STALLS AND SHALL BE CONSIDERED INCIDENTAL.  IN EVENT OF A DISCREPANCY BETWEEN THE
PLANS AND THE A.D.A./CITY CODES THE A.D.A./CITY CODES SHALL GOVERN.  CONTRACTOR SHALL BE RESPONSIBLE FOR ENSURING A.D.A.
CODES ARE MET.

PAVEMENT SAWCUT NOTES
1. CONTRACTOR TO PROVIDE SAWCUT JOINTING PLAN PRIOR TO ANY CONCRETE PAVEMENT INSTALLATION.
2. PAVEMENT MAY BE REQUIRED TO BE REMOVED AND REPLACED IF PLACED WITHOUT AN APPROVED PLAN.

3. LONGITUDINAL JOINTS IN DRIVE LANES & THE OUTER MOST JOINT OF ALL PARKING AREAS SHALL BE SUDAS TYPE 'L-1' OR 'L-2' JOINTS AND
HAVE STEEL. INTERIOR PARKING LOT JOINTS, OTHER THAN THE OUTER MOST JOINT,  DO NOT NEED STEEL AND SHALL BE SUDAS TYPE 'B' OR
TYPE 'K' JOINTS. ALL TRANSVERSE JOINTS SHALL BE SUDAS TYPE 'C' OR TYPE 'DW' JOINTS WITH STEEL IN THE CASE OF A DAY'S WORK JOINT.

SOIL NOTES
1. STRIP AND STOCKPILE THE TOP 8 INCHES OF SOIL ON ALL DISTURBED AREAS.  GRADING CONTRACTOR SHALL STOCKPILE TOPSOIL FOR

SHOULDERING.
2. SOD REQUIREMENT PER SUDAS: IN AREAS WHERE TOPSOIL HAS BEEN STRIPPED, A SODBED SHOULD BE CONSTRUCTED BY SPREADING A

MINIMUM OF 6 INCHES OF TOPSOIL PRIOR TO SODDING. DEEPER TOPSOIL DEPTHS (8 TO12 INCHES OR GREATER) ARE DESIRABLE AS THEY
INCREASE THE ORGANIC MATTER AVAILABLE FOR USE BY THE PLANTS, ALLOW FOR DEEPER ROOT PENETRATION AND INCREASE THE MOISTURE
HOLDING ABILITY OF THE SOIL.

3. PERMANENT SEED REQUIREMENT PER SUDAS: IN ORDER TO PROVIDE AN ADEQUATE GROWING MEDIUM, A MINIMUM OF 8 INCHES OF
TOPSOIL SHOULD BE PLACED OVER THE DISTURBED AREA PRIOR TO SEEDING. DEEPER TOPSOIL DEPTHS (8-12 INCHES OR GREATER) ARE
DESIRABLE AS THEY INCREASE THE ORGANIC MATTER AVAILABLE FOR USE BY THE PLANTS, ALLOW FOR DEEPER ROOT PENETRATION AND
INCREASE THE MOISTURE HOLDING ABILITY OF THE SOIL.

4. TOPSOIL SHALL BE FREE OF ALL ROCK AND DEBRIS LARGER THAN 3/4" IN SIZE.

5. TOPSOIL IS DEFINED AS: FERTILE, FRIABLE LOAM, CAPABLE OF SUSTAINING VIGOROUS PLANT GROWTH, FROM WELL DRAINED SITE FREE FROM
FLOODING, NOT IN FROZEN OR MUDDY CONDITIONS; REASONABLE FREE FROM SUBSOIL, CLAY LUMPS, ROOTS, GRASS, WEEDS, STONES
LARGER THAN 3/4 INCH IN DIAMETER, AND FOREIGN MATTER; ACIDITY RANGE (PH) OF 5.5 TO 7.5; CONTAINING MINIMUM 4 PERCENT AND
MAXIMUM 20 PERCENT ORGANIC MATTER.

6. CONTRACTOR SHALL BE RESPONSIBLE FOR ENSURING ALL TOPSOIL REQUIREMENTS OF NPDES GENERAL PERMIT NO. 2 ARE MET.
7. REFERENCE GEOTECHNICAL REPORT FOR ADDITIONAL SOILS INFORMATION INCLUDING BUT NOT LIMITED TO SUBGRADE INFORMATION,

FOOTING DESIGN, AND ANY POSSIBLE OVER EXCAVATION DUE TO POOR SOILS.  PAVEMENT SECTIONS ON THE PLANS GOVERN OVER
PAVEMENT THICKNESS IN THE SOILS REPORT.

GRADING NOTES
1. AREAS TO RECEIVE STRUCTURAL FILL SHALL BE BENCHED.  STRUCTURAL FILL SHALL BE COMPACTED TO A DENSITY THAT IS NOT LESS THAN 95%

STANDARD PROCTOR.
2. PREPARE BOTTOM OF BENCH FOR FILL BY DISKING TO A DEPTH OF 12 INCHES AND COMPACT.  ANY LOCALIZED AREAS WHICH CANNOT BE

SATISFACTORILY COMPACTED OR WHICH SHOW EVIDENCE OF PUMPING ACTION SHALL BE UNDERCUT AND RE-COMPACTED WITH ON-SITE
FILL MATERIALS.

3. ALL AREAS WHICH ARE TO RECEIVE PAVING SHALL HAVE THE TOP 12 INCHES DISKED AND  COMPACTED TO 95% STANDARD PROCTOR DENSITY.
4. MAINTAIN ALL CUT AND FILL AREAS TO ACCOMMODATE SURFACE DRAINAGE.
5. FINISH GRADE ON ALL NON-PAVED AREAS SHALL BE WITHIN 0.20 FT, AND PAVED AREAS SHALL BE WITHIN 0.10 FT OF THE PROPOSED GRADES

SHOWN ON THE PLAN
6. MAXIMUM ALLOWABLE GRADE ON ALL PROPOSED SLOPES IS 3:1.
7. THE MOISTURE CONTENT SHALL NOT DEVIATE FROM THE OPTIMUM BY MORE THAN 2% IN STRUCTURAL FILL.

8. MAXIMUM 2% CROSS-SLOPE ON ALL SIDEWALKS.
9. GRADING AND EROSION CONTROL SHALL BE DONE IN ACCORDANCE WITH THE APPROVED GRADING PLAN, SWPPP, NPDES DOCUMENTS, AND

IOWA DEPARTMENT OF NATURAL RESOURCES REQUIREMENTS.

LANDSCAPING NOTES
1. ALL SODDING & LANDSCAPE PLANTINGS SHALL BE INSTALLED IN ACCORDANCE WITH THE URBAN STANDARD SPECIFICATIONS, UNLESS

SPECIFIED OTHERWISE.
2. SEED OR SOD ALL DISTURBED AREAS WITHIN THE CONTRACT LIMITS, UNLESS NOTED OTHERWISE. SOD LIMITS SHOWN ON PLAN ARE FOR

REFERENCE ONLY.  FINAL LIMITS MAY CHANGE BASED ON CONSTRUCTION ACTIVITIES. SEED ALL DISTURBED AREAS OFF-SITE
3. STAKE SOD ON ALL SLOPES 4:1 OR GREATER.
4. PLANT QUANTITIES ARE FOR CONTRACTORS CONVENIENCE, THE DRAWING SHALL PREVAIL IF A CONFLICT OCCURS.

5. ALL PLANT MATERIAL SHALL CONFORM TO THE LATEST EDITION OF THE AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1).

6. CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIAL FOR A PERIOD OF ONE YEAR FROM THE DATE OF ACCEPTANCE.
7. CONTRACTOR SHALL PLACE SHREDDED HARDWOOD MULCH OR BRICK CHIPS OR WASHED STONE AROUND ALL TREES, SHRUBS AND GROUND

COVER BEDS TO A DEPTH OF 4 INCHES, UNLESS NOTED.

8. PROVIDE 6MIL MINIMUM PLASTIC BELOW ROCK/BRICK.

9. THE LANDSCAPING CONTRACTOR SHALL HAVE ALL UTILITIES LOCATED BEFORE STARTING ANY SITE WORK OR PLANTING. THE CONTRACTOR
SHALL BE RESPONSIBLE FOR THE PROTECTION OF ALL EXISTING UTILITIES.

10. CONTRACTOR SHALL BE RESPONSIBLE MAINTAINING APPROPRIATE LEVEL OF WATERING FOR ALL NEW PLANTS FOR A PERIOD OF 30 DAYS.
11. CONTRACTOR SHALL DESIGN AND PROVIDE IRRIGATION SYSTEM.  COORDINATION WITH ARCHITECT REQUIRED.
12. ALL BEDS TO RECEIVE GRANULAR PRE-EMERGENT WEED CONTROL BEFORE AND AFTER MULCH IS INSTALLED.

UTILITY NOTES
1. QUANTITY CALLOUTS ON PIPE LENGTHS ARE APPROXIMATE AND SHOULD BE USED FOR REFERENCE ONLY.
2. PIPE LENGTHS CALLED OUT ON PLANS DO NOT INCLUDE FLARED END SECTION, WHERE APPLICABLE.
3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE LOCATION OF ALL UTILITIES. ANY DAMAGE TO SAID UTILITIES SHALL BE

REPAIRED TO THE SATISFACTION OF THE OWNER AT THE CONTRACTORS EXPENSE.
4. THE CONTRACTOR SHALL RELOCATE EXISTING UTILITIES AS NECESSARY, SHOWN OR NOT SHOWN.
5. THE CONTRACTOR SHALL COORDINATE WITH THE CITY ON ALL SIZE, DEPTHS, AND MATERIALS OF ALL PROPOSED UTILITIES.
6. THE CONTRACTOR MUST PROVIDE AS-BUILTS OF ALL UTILITIES, INCLUDING DEPTH AND LOCATION OF ALL SERVICES IF

REQUIRED BY CITY.
7. IT IS THE CONTRACTOR'S RESPONSIBILITY TO CONTACT THE APPROPRIATE UTILITY COMPANIES PRIOR TO CONNECTION OR

DISCONNECTION OF A SERVICE LINE.
8. CONTRACTOR IS TO COMPLY WITH THE LATEST SUDAS SPECIFICATIONS FOR MAINTENANCE, INSTALLATION, AND TESTING FOR

CONSTRUCTION.
9. THE CONTRACTOR SHALL COORDINATE THE ADJUSTMENT OF ANY AND ALL EXISTING AND PROPOSED UTILITIES TO PROPOSED

GRADES.  EXISTING UTILITIES SHALL BE RAISED OR LOWERED IN ACCORDANCE WITH THE UTILITY OWNER REQUIREMENTS.
ANY NECESSARY ADJUSTMENTS SHALL BE CONSIDERED INCIDENTAL TO CONSTRUCTION.

10. ACTIVE EXISTING FIELD TILES ENCOUNTERED DURING CONSTRUCTION SHALL BE REPAIRED, REROUTED, OR CONNECTED TO
PUBLIC OR PRIVATE STORM SEWER TO REMAIN IN SERVICE.  THE TILE SHOULD BE DIRECTED TO PUBLIC STORM SEWER IF
POSSIBLE.  THE CONTRACTOR SHALL RECORD THE ELEVATION AND LOCATION OF ALL TILES.

11. ALL RIP RAP CALLED OUT ON PLANS SHALL BE UNDERLAIN WITH ENGINEERING FABRIC.
12. ALL STRUCTURE SIZES CALLED OUT ON PLANS ARE MINIMUM INSIDE WALL DIMENSIONS.
13. ALL PROPOSED UTILITIES SHALL BE PRIVATE, UNLESS NOTED OTHERWISE.
14. ALL STRUCTURES CALLED OUT AS "MODIFIED" OR "SPECIAL" SHALL BE ENGINEERED BY THE PRECASTER TO ENSURE STRUCTURE

STABILITY. MODIFICATIONS INCLUDE ADDITIONAL WALL LENGTH TO ACCOUNT FOR LARGE PIPE DIAMETERS AND ADDITIONAL
WALL WIDTH & BASE DEPTH TO ACCOUNT FOR DEEPER STRUCTURES. ANY AND ALL MODIFICATIONS TO STANDARD
STRUCTURES SHALL BE CONSIDERED INCIDENTAL TO BID

ELECTRICAL SERVICE NOTES
15. ALL SITE LIGHTING SHALL NOT SPILL ONTO ADJACENT PROPERTIES OR RIGHT-OF-WAYS
16. TRANSFORMER PAD IS SHOWN FOR REFERENCE ONLY AND MAY NOT BE DRAWN TO ACTUAL SIZE. PAD SHALL CONFORM TO

ALL UTILITY COMPANY DESIGN STANDARDS AND SPECIFICATIONS.

SANITARY SERVICE NOTES
17. SANITARY SEWER SERVICE CONNECTIONS SHALL BE PLACED AT A SLOPE OF NO LESS THAN 2% FOR A 4" PIPE AND 1% FOR A 6"

PIPE.  SERVICES SHALL MAINTAIN 18" OF VERTICAL SEPARATION FROM THE WATER MAIN WITH 18" OF COMPACTED LOW
PERMEABILITY SOIL BETWEEN THE UTILITIES WITHIN 10' OF THE CROSSING.

STORM WATER SERVICE NOTES
18. ALL STORM SEWER IN THE ROW SHALL BE RCP (CLASS III RCP), UNLESS OTHERWISE SPECIFIED.

19. ALL PROPOSED RCP STORM SEWER PIPE JOINTS SHALL BE FABRIC WRAPPED AND THE  LAST 3 PIPE SECTIONS ON THE APRON
SHALL BE TIED WITH RF-14 TYPE II CONNECTORS.  ALL APRONS SHALL HAVE A STANDARD FOOTING AND TRASH GUARD.

20. ALL SUMP SERVICE LINES SHALL HAVE TRACE WIRE

WATER SERVICE NOTES
21. WATER SERVICE SHALL BE TYPE K COPPER, DIP OR HDPE, DEPENDING ON SIZE AND JURISDICTIONAL REQUIREMENTS. IF

CONTAMINATED OR "HOT" SOILS, ENSURE APPROPRIATE PIPE IS BEING UTILIZED. SIZE OF WATER MAIN AS SHOWN ON PLANS.
22. TRACER WIRE SHALL BE ADDED TO ALL WATER MAIN, AND BROUGHT TO THE SURFACE AT EVERY HYDRANT.
23. THRUST BLOCKS SHALL BE INSTALLED AS REQUIRED AND SHALL BE CONSIDERED INCIDENTAL TO WATER MAIN CONSTRUCTION.
24. ANY AND ALL HYDRANT AND VALVE EXTENSIONS, TOGETHER WITH VERTICAL BENDS, SHALL BE CONSIDERED INCIDENTAL TO

WATER MAIN CONSTRUCTION. NO ADDITIONAL PAYMENT WILL BE PROVIDED FOR INCIDENTAL ITEMS.
25. ALL WATER LINES SHALL HAVE A MINIMUM OF 5.5 FEET OF COVER UNLESS NOTED OTHERWISE.

EXISTING UTILITIES NOTE
1. THE LOCATIONS OF THE EXISTING UTILITIES SHOWN HEREON ARE APPROXIMATE. THEY HAVE BEEN PLOTTED FROM AVAILABLE

SURVEYS AND/OR  RECORDS. THE CONTRACTOR IS RESPONSIBLE TO ENSURE THAT ANY EXISTING UTILITIES (SHOWN OR NOT
SHOWN) ARE NOT DAMAGED DURING CONSTRUCTION: IOWA ONE-CALL (1-800-292-8989).

UTILITY CONFLICT NOTES
1. UTILITY CONFLICTS MAY EXIST ACROSS THE SITE WITH NEW UTILITIES, GRADING, PAVING ETC.  MOST UTILITY CONFLICTS HAVE

BEEN CALLED OUT FOR CONTRACTOR CONVENIENCE.
2. CONTRACTOR IS RESPONSIBLE FOR ALL UTILITY CONFLICTS BETWEEN AN EXISTING UTILITY AND PROPOSED CONSTRUCTION

THAT ARE EITHER CALLED OUT ON THE PLANS OR NOT CALLED OUT.
3. CONTRACTOR SHALL COMPLY WITH ALL DNR REQUIREMENTS FOR PIPE MATERIAL, PIPE JOINTS, AND ANY OTHER APPLICABLE

REQUIREMENTS ANY TIME A STORM SEWER OR SANITARY SEWER CROSSES OVER OR LESS THAN 18" BELOW A WATER MAIN.
4. FOR ALL CRITICAL CROSSINGS WITH EXISTING UTILITIES, THE ELEVATION OF THE EXISTING UTILITY SHALL BE FIELD VERIFIED

PRIOR TO CONSTRUCTION. NOTIFY PELDS DESIGN SERVICES PRIOR TO CONSTRUCTION IF A CONFLICT EXISTS.

SPECIFICATIONS NOTES
1. ALL WORK SHALL BE DONE IN ACCORDANCE WITH THE LATEST VERSION OF THE URBAN STANDARDS SPECIFICATIONS FOR

PUBLIC IMPROVEMENTS ON THE DATE OF APPROVAL AND THE LOCAL JURISDICTION SUPPLEMENTAL SPECIFICATIONS.
2. IN THE EVENT OF A DISCREPANCY BETWEEN THE PROJECT SPECIFICATIONS AND THE LOCAL JURISDICTION REQUIREMENTS AND

SPECIFICATIONS, PLUMBING CODE, AND URBAN STANDARD SPECIFICATIONS FOR PUBLIC IMPROVEMENT, THE LOCAL
JURISDICTION STANDARD SPECIFICATIONS SHALL GOVERN.

3. FOR ALL SPECIFICATION DISCREPANCIES, THE PROJECT ENGINEER SHALL BE CONTACTED PRIOR TO PROCEEDING WITH
CONSTRUCTION.  IF THE ENGINEER IS NOT CONTACTED, CONTRACTOR SHALL BE RESPONSIBLE FOR ANY PROBLEMS THAT
RESULT FROM SAID DISCREPANCIES.

REQUIRED AS-BUILT NOTES
1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR COST OF AS-BUILT TOPO, IF REQUIRED BY CITY.
2. CONTRACTOR SHALL CONTACT PELDS DESIGN SERVICES TO PERFORM SAID AS-BUILT SURVEYS.
3. IF ANYTHING HAS BEEN CONSTRUCTED INCORRECTLY, CONTRACTOR SHALL BE RESPONSIBLE FOR ALL SUBSEQUENT AS-BUILT

SURVEYS UNTIL ISSUES HAVE BEEN RECTIFIED.

GENERAL NOTES
1. THE LOCAL JURISDICTION MUST BE NOTIFIED BY ALL CONTRACTORS 48 HOURS PRIOR TO COMMENCING WORK.

THE LOCAL JURISDICTION IS THE CITY OF INDIANOLA.
2. ALL PROPOSED MATERIALS AND STRUCTURES SHALL BE APPROVED BY THE LOCAL JURISDICTION AND BE INSTALLED PER MANUFACTURER'S

SPECIFICATIONS
3. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE LATEST SUDAS STANDARDS. ALL PROVIDED SUDAS DETAILS ARE FOR REFERENCE

ONLY AND THE LATEST VERSIONS SHALL BE IMPLEMENTED.
4. ALL WORK SHALL BE DONE IN ACCORDANCE WITH THE CURRENT O.S.H.A. CODES AND STANDARDS. NOTHING INDICATED ON THESE PLANS

SHALL RELIEVE THE CONTRACTOR FROM COMPLYING WITH THE APPROPRIATE SAFETY REGULATIONS.
5. ALL NECESSARY CONSTRUCTION SIGNS, BARRICADES AND OTHER TRAFFIC CONTROL DEVICES REQUIRED DURING CONSTRUCTION WILL BE

FURNISHED BY THE CONTRACTOR. SIGNS, BARRICADES, AND OTHER TRAFFIC CONTROL DEVICES MUST BE IN CONFORMANCE WITH THE
"MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES FOR STREETS AND HIGHWAYS."

6. PELDS DESIGN SERVICES SHALL NOT BE LIABLE FOR ANY INJURIES THAT HAPPEN ON SITE.  THIS SHALL INCLUDE BUT NOT BE LIMITED TO
TRENCH COLLAPSES FROM VARYING SOIL CONDITIONS OR INJURIES CAUSED BY UNDERGROUND UTILITIES INCLUDING UTILITIES THAT ARE
NOT SHOWN ON PLAN.

7. THE CONTRACTOR IS LIABLE FOR ALL DAMAGES TO PUBLIC OR PRIVATE PROPERTY CAUSED BY THEIR ACTION OR INACTION IN PROVIDING FOR
STORM WATER FLOW DURING CONSTRUCTION.  DO NOT RESTRICT FLOWS IN EXISTING DRAINAGE CHANNELS, STORM SEWER, OR FACILITIES.

8. IF A PRE-CONSTRUCTION MEETING IS REQUIRED PRIOR TO THE START OF CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE TO
COORDINATE THIS MEETING.

9. LABORATORY TESTS SHALL BE PERFORMED BY THE OWNER UNLESS OTHERWISE NOTED.  THE CONTRACTOR SHALL PROVIDE SAMPLES OF
MATERIAL REQUIRED FOR LABORATORY TESTS AND TESTING IN ACCORDANCE WITH THE URBAN STANDARD SPECIFICATIONS FOR PUBLIC
IMPROVEMENTS.

10. THE CONTRACTOR SHALL PROTECT ALL STRUCTURES NOT SHOWN AS REMOVALS ON THE PLANS.
11. THE CONTRACTOR SHALL OBTAIN ANY AND ALL NECESSARY PERMITS PRIOR TO ANY CONSTRUCTION.  CONTRACTOR SHALL WORK WITH

OWNER OR OWNER'S REPRESENTATIVE ON ALL REQUIRED STORM WATER DISCHARGE PERMITS FROM THE IOWA DEPARTMENT OF NATURAL
RESOURCES AND THE LOCAL JURISDICTION.

12. THE CONTRACTOR SHALL PICK UP ANY DEBRIS SPILLED ONTO THE ADJACENT RIGHT OF WAY OR ABUTTING PROPERTIES AS THE RESULT OF
CONSTRUCTION, AT THE END OF EACH WORK DAY.

13. THE CONTRACTOR IS RESPONSIBLE FOR THE PROMPT REMOVAL OF ALL MUD THAT HAS BEEN TRACKED OR WASHED UNTO ADJACENT
PROPERTY OR RIGHT OF WAY UNTIL SUCH TIME THAT PERMANENT VEGETATION HAS BEEN ESTABLISHED.

14. DISPOSE OF ALL EXCESS MATERIALS AND TRASH IN ACCORDANCE WITH FEDERAL, STATE, AND LOCAL REQUIREMENTS.  PROVIDE WASTE
AREAS OR DISPOSAL SITES OR EXCESS MATERIALS NOT DESIRABLE FOR INCORPORATION INTO THE PROJECT.

15. ALL CONSTRUCTION WITHIN THE PUBLIC R.O.W/EASEMENTS, AND/OR ANY CONNECTION TO PUBLIC SEWERS AND STREETS SHALL COMPLY
WITH THE LOCAL JURISDICTION.

16. THE CONTRACTOR SHALL CONTACT THE LOCAL JURISDICTION TO SCHEDULE ANY REQUIRED INSPECTIONS AT LEAST ONE WEEK PRIOR TO ANY
CONSTRUCTION WITHIN PUBLIC R.O.W/EASEMENTS, AND/OR ANY CONNECTION TO PUBLIC SEWERS AND STREETS

17. IN THE EVENT OF ANY CONFLICTING NOTES BETWEEN THE COVER SHEET AND ALL OTHER SHEETS, THE NOTES ON THE COVER SHEET SHALL
SUPERCEDE ALL OTHERS

18. IN THE EVENT OF ANY CONFLICTING INFORMATION BETWEEN THE LABEL, ELECTRONIC CAD FILE, AND THE ELECTRONIC SURFACE, THE DESIGN
ENGINEER SHALL BE CONTACTED FOR CLARIFICATION

19. THE THE LOCAL JURISDICTION HAS NO SPECIFIC REQUIREMENTS FOR TANK BALLAST WATER

SURVEY NOTES
1. SURVEY WORK WAS COMPLETED BY PELDS DESIGN SERVICES IN MARCH 2024. SEE SITE SURVEY PROVIDED AS PART OF THIS SET OF PLANS

FOR EXISTING SITE CONDITIONS AND BOUNDARY INFORMATION.

STAKING NOTES
1. IT IS RECOMMENDED FOR THE CONTRACTOR TO HAVE ALL STAKING DONE UNDER THE SUPERVISION OF A LICENSED LAND SURVEYOR AND IN

COORDINATION WITH THE PROJECT ENGINEER.
2. IT IS RECOMMENDED FOR THE CONTRACTOR TO HAVE ALL STAKING DONE DIRECTLY UNDER THE GENERAL CONTRACTOR BY A SINGLE

COMPANY.
3. STAKING DOES NOT RELIEVE CONTRACTOR OF ULTIMATE RESPONSIBILITY TO CONSTRUCT THE PROJECT PER PLAN.

DEMO NOTES
1. SAWCUT & REMOVE ALL PAVEMENT TO FULL DEPTH OF SLAB.

2. PROTECT ALL TREES NOT CALLED OUT FOR REMOVAL WITH ORANGE CONSTRUCTION FENCE AT THE DRIP LINE.
3. PAVEMENT STRIPING CALLED OUT FOR REMOVAL SHALL BE SANDBLASTED. NO GRINDING WILL BE ALLOWED.
4. PROPERLY DISCONNECT ALL PUBLIC AND PRIVATE UTILITIES, AS NECESSARY.
5. COMPLY WITH LOCAL, STATE, AND FEDERAL REGULATIONS TO REMOVE AND PROPERLY DISPOSE OF SIDEWALKS, STEPS, DRIVEWAYS, AND

STRUCTURES (INCLUDING BOTH ABOVE GROUND AND BELOW GROUND ELEMENTS).

6. COMPLY WITH LOCAL, STATE, AND FEDERAL REGULATIONS TO REMOVE FUEL TANKS, SEPTIC TANKS, CISTERNS, AND ANY OTHER
UNDERGROUND FACILITIES; AND TO PROPERLY DISPOSE OF ANY LIQUIDS OR PRODUCTS CONTAINED WITHIN THESE ITEMS.

7. PLACE BACKFILL MATERIAL IN HOLES AND DEPRESSIONS, GRADE THE SITE, AND ESTABLISH GROUND COVER.
8. PROTECT EXISTING FIRE HYDRANTS, STREET LIGHTS, TRAFFIC SIGNALS, UTILITY POLES, FIRE ALARM BOXES, WIRE CABLES, UNDERGROUND

UTILITIES, AND OTHER APPURTENANCES IN THE VICINITY OF THE DEMOLITION SITE
9. COMPLY WITH NOISE POLLUTION REQUIREMENTS AND ANY WORKING HOUR RESTRICTIONS OF THE JURISDICTION.
10. MAINTAIN OR RE-ESTABLISH ALL TILES, ROADWAY SUBDRAINS, CULVERTS, OR OTHER DRAINAGE FACILITIES NOT IDENTIFIED IN THE

CONTRACT DOCUMENTS FOR REMOVAL.
11. IMPLEMENT THE APPROVED EROSION AND SEDIMENT CONTROL PLAN FOR EACH SITE PRIOR TO INITIATING DEMOLITION BY PLACING ALL

REQUIRED DEVICES; INCLUDE MEASURES TO PREVENT TRACKING OF MUD ONTO ADJACENT STREETS OR ALLEYS.
12. COMPLY WITH ALL APPLICABLE AIR POLLUTION REQUIREMENTS OF THE JURISDICTION. USE WATER OR APPROPRIATE CHEMICALS FOR

CONTROL OF DUST IN THE DEMOLITION AREA, ON HAULING EQUIPMENT, ON ADJACENT ROADWAYS, AND WHEN GRADING THE SITE.
13. TAKE STEPS TO PREVENT THE GENERATION OF LITTER DURING DEMOLITION AND COLLECT ALL LITTER FROM THE DEMOLITION AREA AT THE

END OF EACH WORKING DAY. LOAD TRUCKS TO PREVENT LEAKAGE OR BLOWING OF DEBRIS.
14. REMOVE ALL CONCRETE, ASPHALT, OR MASONRY SLABS AND APPURTENANCES.
15. REMOVE AND DISPOSE OF ALL BRUSH, SHRUBS, TREES, LOGS, DOWNED TIMBER, AND OTHER YARD WASTE ON THE SITE UNLESS OTHERWISE

SPECIFIED IN THE CONTRACT DOCUMENTS. DO NOT MIX WITH DEMOLITION MATERIAL. REMOVE STUMPS TO A MINIMUM OF 2 FEET BELOW
FINISH GRADE. PROTECT ANY TREES OR OTHER VEGETATION NOT DESIGNATED FOR REMOVAL BY PLACING A FENCE AT THE DRIP LINE
ENCOMPASSING THE ENTIRE TREE AND KEEPING ALL OPERATIONS OUTSIDE OF THE FENCED IN AREA, INCLUDING STORAGE OF EQUIPMENT
OR MATERIALS. AT NO ADDITIONAL COST TO THE CONTRACTING AUTHORITY, REPLACE ANY TREES THAT ARE DESIGNATED FOR PROTECTION
BUT ARE DAMAGED BEYOND TREATMENT. THE ENGINEER WILL DETERMINE SIZE AND SPECIES OF THE REPLACEMENT TREE.

16. SAW-CUT ALL HARD SURFACING AT LOCATION OF REMOVAL LIMITS.
17. WHERE SELECTIVE DEMOLITION IS SHOWN AT PAVED AREAS, DEMOLISH THE EXISTING PAVING BACK TO AN EXISTING CONTROL JOINT NEAR

THE LOCATION SHOWN.

WETLAND NOTES
1. PELDS DESIGN SERVICES DOES NOT PERFORM WETLAND STUDIES OR WETLAND MITIGATION.  IT IS THE OWNER'S RESPONSIBILITY TO

DETERMINE IF ANY WETLANDS ARE LOCATED ON THE PROJECT SITE AND PERFORM ANY NECESSARY MITIGATION PRIOR TO THE
COMMENCEMENT OF CONSTRUCTION ACTIVITIES.

DISCLAIMER
1. THIS DRAWING IS BEING MADE AVAILABLE BY PELDS DESIGN SERVICES (P.D.S.) FOR USE ON THIS PROJECT IN ACCORDANCE WITH P.D.S.'S

AGREEMENT FOR PROFESSIONAL SERVICES.  P.D.S. ASSUMES NO RESPONSIBILITY OR LIABILITY (CONSEQUENTIAL OR OTHERWISE)  FOR ANY
USE OF THESE DRAWINGS (OR ANY PART THEREOF) EXCEPT IN ACCORDANCE WITH THE TERMS OF SAID AGREEMENT.

2. P.D.S DISCLAIMS ANY AND ALL LIABILITY OR RESPONSIBILITY FOR INFORMATION THAT DOES NOT BEAR THE ORIGINAL SEAL AND SIGNATURE
OF THE PROFESSIONAL IN CHARGE.
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SWPPP NOTES:

1. LOCATION OF STAGING AREAS TO CONTAIN: JOB TRAILERS, FUELING LOCATION, TEMPORARY
SANITARY FACILITIES, MATERIALS STORAGE, CONCRETE WASHOUT AREA. CONTROL RUNOFF
WITH DIVERSION BERMS OR SILT FENCE AND DIRECT TO SEDIMENT BASIN WHERE POSSIBLE.

2. MULCH OR SOD ALL DISTURBED AREAS NOT PAVED OR DEVELOPED.

3. ADDITIONAL CONTROLS MAY BE REQUIRED DEPENDING ON PHASING & SITE CONDITIONS.
CONTRACTOR IS RESPONSIBLE FOR IDENTIFYING, NOTING & IMPLEMENTING.

4. A MINIMUM 6" LAYER OF TOPSOIL SHALL BE RESPREAD FROM THE STOCKPILE ONSITE TO
SODDED PERVIOUS SURFACES THAT WERE DISTURBED DURING CONSTRUCTION.  SEEDED
AREAS TO RECEIVE A MINIMUM 8" OF TOPSOIL

5. ALL BARE AREAS THAT WILL REMAIN INACTIVE FOR 14 DAYS OR MORE REQUIRE IMMEDIATE
STABILIZATION MEASURES (TEMPORARY SEEDING OR MULCHING)

6. ALL SLOPES 4:1 OR GREATER REQUIRE SEEDING AND MATTING
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3"

Secure blanket to ground according to
manufacturer's  recommended anchoring
pattern and minimum shown in Table 1.

1

9040-103 ROLLED EROSION CONTROL PRODUCT 9040.120 STABILIZED CONSTRUCTION ENTRANCE

REVISION NO.

REVISION DATE
10/17/06

FIGURE:   9040.120

Length

STABILIZED CONSTRUCTION

SHEET 1 OF 1

1.

2.

3.

4.

5.

1

2

Width

10' min.

Remove vegetation and excavate soft soils from
entrance area.  Thoroughly compact subgrade
prior to placing stone.

Install culvert under entrance if necessary to
maintain drainage.

Grade entrance to prevent runoff from flowing onto
street.  Direct all runoff from entrance to a sediment
retention device.

When specified, install subgrade stabilization fabric
prior to placing crushed stone.

Install layer of crushed stone to the thickness (6 in.
min.) and dimensions specified.

Thickness as
specified (6" min.)

1
1

1

2

---

Entrance length:  50 ft. minimum (30 ft. for
single family residential), or as specified.
Length of entrance may be increased if sediment
track-out occurs.

Entrance width:  20 ft. minimum. 

ENTRANCE

     30"
Minimum

4.5"3"

PROPOSED 6" P.C.C. PAVEMENT / CURB 
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.

Berm shown is typical for slopes flatter than
3:1.  For steeper slopes, increase berm size
as directed by the Engineer.

Place berm in uncompacted windrow
perpendicular to the slope at locations
specified in the contract documents.

Filter sock diameter as specified in the
contract documents.
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9040-102 FILTER BERM AND FILTER SOCK
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To: Planning and Zoning Commission 
 
From: Bill Mettee, Associate Planner 
 
Date: December 10, 2024 
 
Re: The Villages Urban Renewal Plan 

GENERAL INFORMATION  
The City of Indianola is proposing a new urban renewal area which is identified in The Villages 
Urban Renewal Plan. The proposed plan is before the Planning & Zoning Commission for a 
recommendation as to whether the Urban Renewal Plan is in conformity with City’s 
Comprehensive Plan for development. The Future Land Use Map shows this area as Low / 
Medium-Density Residential and Medium / High-Density Residential.  
 
Elevate Indianola classifies Low / Medium Density Residential as: 
 

1. Up to 15 dwelling units per gross acre 
2. May incorporate a mix of housing types including single-family detached (plus ADUs), 

single-family attached (townhomes and row houses), multi-family (condos and 
apartments) and student housing 

3. Civic uses and places of worship (through special exception) 
4. Parks, open space and trails 

Elevate Indianola classifies Medium / High Density Residential as: 
 

1. Up to 25 dwelling units per gross acre 
2. May incorporate a mix of housing types including single-family detached (plus ADUs), 

single-family attached (townhomes and row houses), multi-family (condos and 
apartments) and student housing 

3. Civic uses and places of worship (through special exception) 
4. Businesses primarily serving residents may be incorporated if compatible (Special Use 

Permit) 
5. Parks, open space and trails 
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PURPOSE  
The purpose of the proposed The Villages Urban Renewal Plan is to provide and promote new 
housing and residential development. This URP will encourage the development of a variety of 
housing options within a community to accommodate residents at different stages of life. 
WesleyLife, The Village is a multi-family development comprised of senior independent and 
group living facilities, including group apartment living, group assisted living and independent 
duplex housing. A site plan and construction drawings were recently approved extending 
Angela Drive to include 28-duplex units as well as a second apartment building and 
improvements to the existing assisted care facility.  
 
BACKGROUND INFORMATION  
On May 18, 2020, the City of Indianola adopted its Comprehensive Plan, Elevate Indianola; a 
prerequisite for adopting urban renewal plans. After a comprehensive plan is adopted, the 
municipality may prepare, adopt, and implement an urban renewal plan for the purpose of 
rehabilitation, conservation, redevelopment, development, or combination thereof, of a 
designated urban renewal area to promote the public health, safety, or welfare of the residents 
of the municipality. 
 
STAFF RECOMMENDATION  
All goals and objectives of The Villages Urban Renewal Plan are in conformance with the City’s 
Comprehensive Plan. Staff recommends the commission find the Urban Renewal Plan in 
conformance with the Elevate Indianola Comprehensive Plan. 
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Callout
THE VILLAGES URBAN RENEWAL AREA



 

ITEM TO INCLUDE ON AGENDA 

CITY OF INDIANOLA, IOWA 
December 2, 2024 

6:00 P.M. 
 
The Village Urban Renewal Plan 
 
•  Resolution determining the necessity and setting dates of a consultation and a public 

hearing on a proposed The Village Urban Renewal Plan for a proposed Urban Renewal 
Area in the City of Indianola, State of Iowa. 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

IMPORTANT INFORMATION 
 
 

1. The above agenda items should be included, along with any other agenda items, in the 
meeting agenda.  The agenda should be posted on a bulletin board or other prominent place 
easily accessible to the public and clearly designated for that purpose at the principal office 
of the body holding the meeting.  If no such office exists, the notice must be posted at the 
building in which the meeting is to be held. 

2. If you do not now have a bulletin board designated as above mentioned, designate one and 
establish a uniform policy of posting your notices of meeting and tentative agenda. 

3. Notice and tentative agenda must be posted at least 24 hours prior to the commencement 
of the meeting. 

NOTICE MUST BE GIVEN PURSUANT TO CHAPTER 21, 
CODE OF IOWA, AND THE LOCAL RULES OF THE CITY. 
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i 

December 2, 2024 

The City Council of the City of Indianola, State of Iowa, met in _______________ session, 
in the Council Chambers, City Hall, 110 North First Street, Indianola, Iowa, at 6:00 P.M., on the 
above date.  There were present Mayor _______________, in the chair, and the following named 
Council Members: 

 
__________________________________________________ 
 
 
Absent: ___________________________________________ 
 
 
Vacant: ___________________________________________ 

 
 

* * * * * * * * 
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ii 

Council Member ____________________ then introduced the following proposed 
Resolution entitled "RESOLUTION DETERMINING THE NECESSITY AND SETTING 
DATES OF A CONSULTATION AND A PUBLIC HEARING ON A PROPOSED THE 
VILLAGE URBAN RENEWAL PLAN FOR A PROPOSED URBAN RENEWAL AREA IN 
THE CITY OF INDIANOLA, STATE OF IOWA", and moved that the same be adopted.  Council 
Member ____________________ seconded the motion to adopt.  The roll was called, and the vote 
was: 

 
AYES: ___________________________________________ 
 
 

 

 
 
 

___________________________________________ 

NAYS: ___________________________________________ 
 
 

Whereupon, the Mayor declared the Resolution duly adopted as follows: 
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RESOLUTION NO. ______ 

RESOLUTION DETERMINING THE NECESSITY AND 
SETTING DATES OF A CONSULTATION AND A PUBLIC 
HEARING ON A PROPOSED THE VILLAGE URBAN 
RENEWAL PLAN FOR A PROPOSED URBAN RENEWAL 
AREA IN THE CITY OF INDIANOLA, STATE OF IOWA 

WHEREAS, it is hereby found and determined that one or more economic development 
areas, as defined in Chapter 403, Code of Iowa, exist within the City and the rehabilitation, 
conservation, redevelopment, development, or combination thereof, of the area is necessary in the 
interest of the public health, safety, or welfare of the residents of the City; and 

WHEREAS, this Council has caused there to be prepared a proposed The Village Urban 
Renewal Plan ("Plan" or "Urban Renewal Plan") for The Village Urban Renewal Area ("Area" or 
"Urban Renewal Area"), which proposed Plan is attached hereto as Exhibit 1 and which is 
incorporated herein by reference; and 

WHEREAS, the purpose of the Plan is to form The Village Urban Renewal Area suitable 
for residential economic development and to include a list of proposed projects to be undertaken 
within the Urban Renewal Area, and a copy of the Plan has been placed on file for public inspection 
in the office of the City Clerk; and 

WHEREAS, the property proposed to be included in the Urban Renewal Area is legally 
described in the Plan and this Council has reasonable cause to believe that the Area described in 
the Plan satisfies the eligibility criteria for designation as an urban renewal area under Iowa law 
and; and 

WHEREAS, it is desirable that the area be redeveloped as part of the overall redevelopment 
covered by the Plan; and 

WHEREAS, the Iowa statutes require the City Council to submit the proposed Urban 
Renewal Plan to the Planning and Zoning Commission for review and recommendation as to its 
conformity with the general plan for development of the City as a whole prior to Council approval 
of such Plan, and further provides that the Planning and Zoning Commission shall submit its 
written recommendations thereon to this Council within thirty (30) days of its receipt of such 
proposed Urban Renewal Plan; and 

WHEREAS, the Iowa statutes require the City Council to notify all affected taxing entities 
of the consideration being given to the proposed Urban Renewal Plan and to hold a consultation 
with such taxing entities with respect thereto, and further provides that the designated 
representative of each affected taxing entity may attend the consultation and make written 
recommendations for modifications to the proposed division of revenue included as a part thereof, 
to which the City shall submit written responses as provided in Section 403.5, Code of Iowa, as 
amended; and 

WHEREAS, the Iowa statutes further require the City Council to hold a public hearing on 
the proposed Urban Renewal Plan subsequent to notice thereof by publication in a newspaper 
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having general circulation within the City, which notice shall describe the time, date, place and 
purpose of the hearing, shall generally identify the urban renewal area covered by the Plan and 
shall outline the general scope of the urban renewal project under consideration, with a copy of 
the notice also being mailed to each affected taxing entity. 

NOW THEREFORE, BE IT RESOLVED, BY THE CITY COUNCIL OF THE CITY OF 
INDIANOLA, STATE OF IOWA: 

Section 1. That the consultation on the proposed Urban Renewal Plan required by Section 
403.5(2), Code of Iowa, as amended, shall be held on December 10, 2024, in the Council 
Chambers, City Hall, 110 North First Street, Indianola, Iowa, at 9:00 A.M., and the City Manager, 
or his delegate, is hereby appointed to serve as the designated representative of the City for 
purposes of conducting the consultation, receiving any recommendations that may be made with 
respect thereto and responding to the same in accordance with Section 403.5(2), Code of Iowa. 

Section 2. That the City Clerk is authorized and directed to cause a notice of such 
consultation to be sent by regular mail to all affected taxing entities, as defined in Section 
403.17(1), Code of Iowa, along with a copy of this Resolution and the proposed Urban Renewal 
Plan, the notice to be in substantially the following form: 
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NOTICE OF A CONSULTATION TO BE HELD BETWEEN THE 
CITY OF INDIANOLA, STATE OF IOWA AND ALL 
AFFECTED TAXING ENTITIES CONCERNING THE 
PROPOSED THE VILLAGE URBAN RENEWAL PLAN FOR 
THE CITY OF INDIANOLA, STATE OF IOWA 

The City of Indianola, State of Iowa will hold a consultation with all affected taxing 
entities, as defined in Section 403.17(1), Code of Iowa, as amended, commencing at 9:00 A.M. on 
December 10, 2024, in the Council Chambers, City Hall, 110 North First Street, Indianola, Iowa 
concerning a proposed The Village Urban Renewal Plan for a proposed The Village Urban 
Renewal Area, a copy of which is attached hereto. 

Each affected taxing entity may appoint a representative to attend the consultation.  The 
consultation may include a discussion of the estimated growth in valuation of taxable property 
included in the proposed Urban Renewal Area, the fiscal impact of the division of revenue on the 
affected taxing entities, the estimated impact on the provision of services by each of the affected 
taxing entities in the proposed Urban Renewal Area, and the duration of any bond issuance 
included in the Plan.   

The designated representative of any affected taxing entity may make written 
recommendations for modifications to the proposed division of revenue no later than seven days 
following the date of the consultation.  The City Manager, or his delegate, as the designated 
representative of the City of Indianola, State of Iowa, shall submit a written response to the affected 
taxing entity, no later than seven days prior to the public hearing on the proposed The Village 
Urban Renewal Plan, addressing any recommendations made by that entity for modification to the 
proposed division of revenue. 

This notice is given by order of the City Council of the City of Indianola, State of Iowa, as 
provided by Section 403.5, Code of Iowa, as amended. 

Dated this __________ day of _______________, 2024. 

  
 
 
  
City Clerk, City of Indianola, State of Iowa 

 
(End of Notice) 
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Section 3. That a public hearing shall be held on the proposed Urban Renewal Plan before 
the City Council at its meeting which commences at 6:00 P.M. on January 6, 2025, in the Council 
Chambers, City Hall, 110 North First Street, Indianola, Iowa. 

Section 4. That the City Clerk is authorized and directed to publish notice of this public 
hearing in the Indianola Record Herald, once on a date not less than four (4) nor more than twenty 
(20) days before the date of the public hearing, and to mail a copy of the notice by ordinary mail 
to each affected taxing entity, such notice in each case to be in substantially the following form: 
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(One publication required) 

NOTICE OF PUBLIC HEARING TO CONSIDER APPROVAL 
OF A PROPOSED THE VILLAGE URBAN RENEWAL PLAN 
FOR A PROPOSED URBAN RENEWAL AREA IN THE CITY 
OF INDIANOLA, STATE OF IOWA 

The City Council of the City of Indianola, State of Iowa, will hold a public hearing before 
itself at its meeting which commences at 6:00 P.M. on January 6, 2025 in the Council Chambers, 
City Hall, 110 North First Street, Indianola, Iowa, to consider adoption of a proposed The Village 
Urban Renewal Plan (the "Plan") concerning a proposed Urban Renewal Area in the City of 
Indianola, State of Iowa. 

The Village Urban Renewal Area is proposed to contain the land legally described as 
follows: 

LOT 1 OF PARCEL "P" AND LOT 2 OF PARCEL "P", AS SHOWN ON THE 
PLAT OF SURVEY RECORDED IN BOOK 2008 AT PAGE 10102, ALL IN 
SECTION 24, TOWNSHIP 76 NORTH, RANGE 24 WEST OF THE 5TH P.M., 
CITY OF INDIANOLA, WARREN COUNTY, IOWA. PARCEL CONTAINING 
1,438,143 SQUARE FEET, (33.01 ACRES). 
 
A copy of the Plan is on file for public inspection in the office of the City Clerk, City Hall, 

City of Indianola, Iowa. 

The City of Indianola, State of Iowa is the local public agency which, if such Plan is 
approved, shall undertake the urban renewal activities described in such Plan. 

The general scope of the urban renewal activities under consideration in the Plan is to 
stimulate, through public involvement and commitment, private investment in residential 
development in the Urban Renewal Area through various public purpose and special financing 
activities outlined in the Plan.  To accomplish the objectives of the Plan, and to encourage the 
further economic development of the Urban Renewal Area, the Plan provides that such special 
financing activities may include, but not be limited to, the making of loans or grants of public 
funds to private entities under Chapter 15A, Code of Iowa.  The City also may reimburse or directly 
undertake the installation, construction and reconstruction of substantial public improvements, 
including, but not limited to, street, water, sanitary sewer, storm sewer or other public 
improvements.  The City also may acquire and make land available for development or 
redevelopment by private enterprise as authorized by law.  The Plan provides that the City may 
issue bonds or use available funds for purposes allowed by the Plan and that tax increment 
reimbursement of the costs of urban renewal projects may be sought if and to the extent incurred 
by the City.  The Plan initially proposes no specific public infrastructure or site improvements to 
be undertaken by the City, and provides that the Plan may be amended from time to time. 

Any person or organization desiring to be heard shall be afforded an opportunity to be 
heard at such hearing. 
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This notice is given by order of the City Council of the City of Indianola, State of Iowa, as 
provided by Section 403.5, Code of Iowa. 

Dated this __________ day of _______________, 2024. 

  
 
 
  
City Clerk, City of Indianola, State of Iowa 

 
(End of Notice) 
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Section 5. That the proposed Urban Renewal Plan, attached hereto as Exhibit 1, for the 
proposed Urban Renewal Area described therein is hereby officially declared to be the proposed 
Urban Renewal Plan referred to in the notices for purposes of such consultation and hearing and 
that a copy of the Plan shall be placed on file in the office of the City Clerk. 

Section 6. That the proposed Urban Renewal Plan be submitted to the Planning and Zoning 
Commission for review and recommendation as to its conformity with the general plan for the 
development of the City as a whole, with such recommendation to be submitted in writing to this 
Council within thirty (30) days of the date hereof. 

PASSED AND APPROVED this 2nd day of December, 2024. 

  
 
 
  
Mayor 

 
ATTEST: 
 
 
 
  
City Clerk 

 

 
Label the Plan as Exhibit 1 (with all exhibits) and attach it to this Resolution. 
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The Village Urban Renewal Plan 

for 

The Village Urban Renewal Area 

 

City of Indianola, Iowa 

 

A. INTRODUCTION 

 

The Village Urban Renewal Plan (“Plan” or “Urban Renewal Plan”) for The Village Urban 

Renewal Area (“Area” or “Urban Renewal Area”) has been developed to help local officials 

promote economic development in the City of Indianola, Iowa (“City”). The primary goal of the 

Plan is to stimulate, through public involvement and commitment, private investment in new 

housing and residential development as defined in Iowa Code Section 403.17(12). 

 

In order to achieve this objective, the City intends to undertake urban renewal activities pursuant 

to the powers granted to it under Chapter 403 and Chapter 15A of the Code of Iowa, as amended. 

 

B. DESCRIPTION OF THE URBAN RENEWAL AREA 

 

The Urban Renewal Area is described in Exhibit “A” and illustrated in Exhibit “B.” The property 

included in the Urban Renewal Area has never previously been subject to the division of revenue 

under Iowa Code Section 403.19 as a residential project.  

 

C. AREA DESIGNATION 

 

With the adoption of this Plan, the City will designate this Urban Renewal Area as an economic 

development area that is appropriate for the provision of public improvements related to housing 

and residential development. 

 

D. BASE VALUE 

 

If the Urban Renewal Area is legally established, a Tax Increment Financing (TIF) ordinance is 

adopted to establish a TIF district in the Area, and debt related to the Area is certified prior to 

December 1, 2025, the taxable valuation as of January 1, 2024, will be considered the frozen 

“base valuation” for the portion of the Urban Renewal Area identified in the TIF ordinance.  If a 

TIF ordinance is not adopted until a later date, or debt is not first certified prior to December 1, 

2025, the frozen “base value” will be the assessed value of the taxable property within the area 

covered by the TIF ordinance as of January 1 of the calendar year preceding the calendar year in 

which the City first certifies the amount of any debt related to urban renewal projects in the 

Urban Renewal Area, in accordance with Iowa Code Section 403.19.  

 

E. DEVELOPMENT PLAN 

 

The City has a general plan for the physical development of the City as a whole outlined in the 

Elevate Indianola Comprehensive Plan, adopted in May 2020. The goals and objectives of this 
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Urban Renewal Plan, including the urban renewal projects, are in conformity with the Elevate 

Indianola Comprehensive Plan.  

 

The property in the Urban Renewal Area is current zoned as PUD.  This Urban Renewal Plan 

does not in any way replace or modify the City’s current land use planning or zoning regulation 

process. 

 

The need for improved traffic, public transportation, public utilities, recreational and community 

facilities, or other public improvements within the Urban Renewal Area is set forth in this Plan. 

As the Area develops, the need for public infrastructure extensions and upgrades will be 

evaluated and planned for by the City. 

 

F. RESIDENTIAL DEVELOPMENT 

 

The City’s objective for the Urban Renewal Area is to promote new housing and residential 

development. The City realizes that the availability of housing is an important component of 

attracting new business and industry, responding to new development, and retaining existing 

businesses. In particular, providing a variety of housing options within a community to 

accommodate residents at different stages of life, such as housing designed to accommodate 

elderly populations, has a positive impact on the overall availability of housing stock within a 

community. Elderly residents living in a community that does not have sufficient housing stock 

tailored to their needs may leave the community in search of more suitable housing options. 

Further, in the absence of better housing options, elderly residents may continue to live in single-

family homes that are oversized for their current needs and that can be cumbersome for elderly 

residents to maintain. However, projects that create new housing units specifically designed for 

older adult populations allow these residents to move into housing that is better suited to their 

current stage of life, without leaving their community, which also can create openings in existing 

housing stock for other residents. Accordingly, such projects contribute to providing better 

housing availability for all residents in a community. 

When a city utilizes tax increment financing to support residential development, a percentage of 

the incremental revenues (or other revenues) generated by the project (not to exceed the project 

costs reimbursed with incremental revenues which are limited to reimbursement of “public 

improvement” costs as defined by Iowa law) must be used to provide assistance to LMI families. 

LMI families are those whose incomes do not exceed 80% of the median county income. 

 

Unless a reduction is approved by the Iowa Economic Development Authority, the percentage of 

incremental revenues used to provide LMI housing assistance must be at least equal to the 

percentage of LMI families living in Warren County.  That percentage is currently 31.10%. 

 

The requirement to provide assistance for LMI housing may be met by one, or a combination, of 

the following options:  

1. Providing that at least 31.10% of the housing units constructed as part of the project are 

occupied by, or priced at amounts affordable to, residents and/or families whose incomes 

are at or below 80% of the median county income; or 

Page 34 of 56



- 5 - 

Final Version 

 

 

2. Providing funding in an amount equal to 31.10% of the reimbursed project costs for LMI 

housing assistance provided elsewhere in the City, usually funded by setting aside a 

portion of incremental tax revenue collected within the Area. 

 

If funds are set aside, as opposed to constructing a sufficient percentage of LMI housing in the 

Area, the assistance for low and moderate income family housing may be provided anywhere 

within the City.  The type of assistance provided must benefit LMI residents and/or families and 

may include, but is not limited to: 

 

1. Construction of LMI affordable housing. 

 

2. Owner/renter-occupied housing rehabilitation for LMI residents and/or families. 

 

3. Grants, credits or other direct assistance for LMI residents and/or families. 

 

4. Homeownership assistance for LMI residents and/or families. 

 

5. Tenant-based rental assistance for LMI residents and/or families. 

 

6. Down payment assistance for LMI residents and/or families. 

7. Mortgage interest buy-down assistance for LMI residents and/or families. 

8. Under appropriate circumstances, the construction of public improvements that 

benefit LMI residents and/or families. 

 

G. PLAN OBJECTIVES 

 

Renewal activities are designed to provide opportunities, incentives, and sites for new residential 

development within the Urban Renewal Area. More specific objectives for the development, 

redevelopment and rehabilitation within the Urban Renewal Area are as follows: 

 

1. To increase the availability of housing opportunities, which may in turn attract 

and retain local industries and commercial enterprises that will strengthen and 

revitalize the economy of the State of Iowa and the City of Indianola. 

 

2. To stimulate, through public action and commitment, private investment in new 

housing and residential development. 

 

3. To plan for and provide sufficient land for residential development in a manner 

that is efficient from the standpoint of providing municipal services. 

 

4. To help finance the cost of constructing street, water, sanitary sewer, storm water 

drainage, public utilities, street lighting, and other public improvements in support 

of new housing development. 

 

5. To provide a more marketable and attractive investment climate. 
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6. To improve the housing conditions and housing opportunities, particularly for 

LMI income families and/or individuals. 

 

7. To achieve a diversified, well-balanced economy providing a desirable standard 

of living, creating job opportunities, and strengthening the tax base. 

 

H. TYPES OF RENEWAL ACTIVITIES 

 

To meet the objectives of this Urban Renewal Plan and to encourage the development of the 

Area, the City intends to utilize the powers conferred under Chapter 403 and Chapter 15A, Code 

of Iowa including, but not limited to, tax increment financing.  Activities may include: 

 

1. To undertake and carry out urban renewal projects through the execution of 

contracts and other instruments. 

2. To arrange for or cause to be provided the construction or repair of public 

infrastructure including but not limited to streets, curbs and gutters, water 

infrastructure, sanitary sewer infrastructure, public utilities, or other facilities in 

connection with urban renewal projects. 

3. To finance programs that will directly benefit housing conditions and promote the 

availability of housing in the community. 

4. To make loans, forgivable loans, grants, tax rebate payments, or other types of 

economic development grants or incentives to private developers or local 

development organizations to incentivize the development of housing within the 

Area, on such terms as may be determined by the City Council. 

5. To borrow money and to provide security therefor. 

6. To acquire or dispose of property. 

7. To provide for the construction of specific site improvements such as grading and 

site preparation activities, access roads and parking, fencing, utility connections, 

and related activities. 

8. To acquire property through a variety of means (purchase, lease, option, etc.) and 

to hold, clear, or prepare the property for redevelopment. 

9. To undertake the demolition and clearance of existing development. 

10. To make or have made surveys and plans necessary for the implementation of the 

Urban Renewal Plan or specific urban renewal projects. 

 

11. To use tax increment financing for a number of objectives, including, but not 
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limited to, achieving a more marketable and competitive land offering price and 

providing for necessary physical improvements and infrastructure. 

 

12. To use tax increment to provide LMI housing assistance. 

 

13. To use any or all other powers granted by the Urban Renewal Act to develop and 

provide for improved economic conditions for the City. 

 

Nothing herein shall be construed as a limitation on the power of the City to exercise any lawful 

power granted to the City under Chapter 15, Chapter 15A, Chapter 403, Chapter 427B, or any 

other provision of the Code of Iowa in furtherance of the objectives of this Urban Renewal Plan. 

 

I. ELIGIBLE URBAN RENEWAL PROJECTS 

 

Although certain project activities may occur over a period of years, the Eligible Urban Renewal 

Projects under this Urban Renewal Plan include: 

 

1. Development Agreement with Wesley Retirement Services, Inc.: The City expects to 

consider a development agreement with Wesley Retirement Services, Inc. (or a related entity) 

(“the “Developer”) for Developer’s construction of public infrastructure improvements and 

housing units within the Urban Renewal Area. As part of the project, the Developer would 

develop approximately 56 new housing units, designed as independent senior living units, as part 

of an expansion of the existing The Village campus. Additionally, the Developer would construct 

and install necessary public infrastructure to facilitate the development of these housing units, 

which infrastructure would be dedicated to the City following completion, at no cost to the City. 

These infrastructure improvements are expected to include the extension of Angela Drive and all 

related public underground infrastructure, with total costs estimated to be approximately 

$3,400,000. The development agreement would provide detailed terms and conditions under 

which the City may make annual Economic Development Grant payments to the Developer in 

the amount of 100% of the Tax Increment generated by construction of the housing units on the 

residential lots in the Area remaining each year after any LMI assistance obligations have been 

satisfied. The Economic Development Grants would terminate upon the earliest of the following: 

(i) ten (10) grants have been paid to Developer; (ii) the City’s ability to collect tax increment 

from the Urban Renewal Area has expired; (iii) the maximum aggregate amount of grants have 

been paid to Developer; or (iv) the Agreement has been terminated pursuant to its terms. The 

total amount of the Economic Development shall not exceed the lesser of $3,400,000 or amount 

of the actual costs incurred by the Developer in constructing the infrastructure improvements.  

 

2. Planning, engineering fees (for urban renewal plans), attorney fees, other related 

costs to support the urban renewal project and planning: 

 

Project Date Estimated Cost 

Fees and costs Undetermined Not to Exceed  

$50,000 
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J. FINANCIAL DATA 

 

1. Current Constitutional Debt Limit $58,884,886   

2. Current outstanding general obligation debt $32,375,000 

3. Proposed amount of indebtedness to be incurred:  A specific 

amount of debt to be incurred for the Eligible Urban Renewal 

Projects has not yet been determined. This document is for 

planning purposes only. The estimated project costs in this 

Plan are estimates only and will be incurred and spent over a 

number of years. In no event will the City’s constitutional debt 

limit be exceeded.  The City Council will consider each project 

proposal on a case-by-case basis to determine if it is in the 

City’s best interest to participate before approving an urban 

renewal project or expense. It is further expected that such 

indebtedness, including interest on the same, may be financed 

in whole or in part with tax increment revenues from the 

Urban Renewal Area.  Subject to the foregoing, it is estimated 

that the cost of the Eligible Urban Renewal Projects as 

described above will be approximately as stated in the next 

column: 

$3,450,000 

plus any LMI set 

aside. 

 
(This amount does 

not include costs 

related to financing.) 

 

K. URBAN RENEWAL FINANCING 

 

The City intends to utilize various financing tools such as those described below to successfully 

undertake the proposed urban renewal actions. The City has the statutory authority to use a 

variety of tools to finance physical improvements within the Area.  These include: 

A. Tax Increment Financing. 

Under Section 403.19 of the Code of Iowa, urban renewal areas may utilize the tax 

increment financing mechanism to finance the costs of public improvements, economic 

development incentives, or other urban renewal projects. Upon creation of a tax 

increment district within the Area, by ordinance, the assessment base is frozen and the 

amount of tax revenue available from taxes paid on the difference between the frozen 

base and the increased value, if any, is segregated into a separate fund for the use by the 

City to pay costs of the eligible urban renewal projects. Certain increased taxes generated 

by any new development, above the base value, are distributed to the taxing entities, if 

not requested by the City, and in any event upon the expiration of the tax increment 

district. 

B. General Obligation Bonds. 

Under Division III of Chapter 384 and Chapter 403 of the Code of Iowa, the City has the 

authority to issue and sell general obligation bonds for specified essential and general 

corporate purposes, including the acquisition and construction of certain public 

improvements within the Area and for other urban renewal projects or incentives for 

development consistent with this Plan. Such bonds are payable from the levy of unlimited 

ad valorem taxes on all the taxable property within the City.  It may be, the City will elect 
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to abate some or all of the debt service on these bonds with incremental taxes from this 

Area. 

 

The City may also determine to use tax increment financing to provide incentives such as cash 

grants, loans, tax rebates, or other incentives to developers or private entities in connection with 

the urban renewal projects identified in this Plan. In addition, the City may determine to issue 

general obligation bonds, tax increment revenue bonds or such other obligations, or loan 

agreements for the purpose of making loans or grants of public funds to private businesses 

located in the Area for urban renewal projects. Alternatively, the City may determine to use 

available funds for making such loans or grants or other incentives related to urban renewal 

projects.  In any event, the City may determine to use tax increment financing to reimburse the 

City for any obligations or advances. 

 

Nothing herein shall be construed as a limitation on the power of the City to exercise any lawful 

power granted to the City under Chapter 15, Chapter 15A, Chapter 403, Chapter 427B, or any 

other provision of the Code of Iowa in furtherance of the objectives of this Urban Renewal Plan. 

 

L. PROPERTY ACQUISITION/DISPOSITION 

 

The City will follow any applicable requirements for the acquisition and disposition of property 

within the Urban Renewal Area. 

 

M. RELOCATION 

 

The City does not expect there to be any relocation required as part of the eligible urban renewal 

projects; however, if any relocation is necessary, the City will follow all applicable relocation 

requirements. 

 

N. PROPERTY WITHIN URBAN REVITALIZATION AREA 

The Urban Renewal Area is, or at some future date may be, located within an urban revitalization 

area. No tax abatement incentives in connection with the urban revitalization area will be 

allowed for development that occurs in the Urban Renewal Area unless expressly authorized by 

the City Council. 

 

O. STATE AND LOCAL REQUIREMENTS 

 

All provisions necessary to conform to state and local laws will be complied with by the City and 

the developer in implementing this Urban Renewal Plan and its supporting documents. 

 

P. URBAN RENEWAL PLAN AMENDMENTS 

 

This Urban Renewal Plan may be amended from time to time for a variety of reasons, including 

but not limited to, a change in the Area, to add or change land use controls and regulations, to 

modify goals or types of renewal activities, to add or change urban renewal projects, or to amend 
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property acquisition and disposition provisions. The City Council may amend this Plan in 

accordance with applicable state law. 

 

Q. EFFECTIVE PERIOD 

  

This Urban Renewal Plan will become effective upon its adoption by the City Council and will 

remain in effect as a Plan until it is repealed by the City Council.   

 

With respect to property included within the Urban Renewal Area, which is also included in an 

ordinance which designates that property as a tax increment district (TIF district) and is 

designated based on an economic development finding, to provide or to assist in the provision of 

public improvements related to housing and residential development, the use of incremental 

property tax revenues or the “division of revenue,” as those words are used in Chapter 403 of the 

Code of Iowa, is limited to ten (10) years beginning with the second fiscal year following the 

year in which the City first certifies to the County Auditor the amount of any loans, advances, 

indebtedness, or bonds which qualify for payment from the incremental property tax revenues 

attributable to that property within the Urban Renewal Area. 

 

At all times, the use of tax increment financing revenues (including the amount of loans, 

advances, indebtedness, or bonds which qualify for payment from the division of revenue 

provided in Section 403.19 of the Code of Iowa) by the City for activities carried out under the 

Urban Renewal Area shall be limited as deemed appropriate by the City Council and consistent 

with all applicable provisions of law. 

 

R. SEVERABILITY CLAUSE 

 

If any part of the Plan is determined to be invalid or unconstitutional, such invalidity or 

unconstitutionality shall not affect the validity of the Plan as a whole, or any part of the Plan not 

determined to be invalid or unconstitutional.  
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EXHIBIT A 

LEGAL DESCRIPTION OF  

THE VILLAGE URBAN RENEWAL AREA 

 

LOT 1 OF PARCEL "P" AND LOT 2 OF PARCEL "P", AS SHOWN ON THE 

PLAT OF SURVEY RECORDED IN BOOK 2008 AT PAGE 10102, ALL IN 

SECTION 24, TOWNSHIP 76 NORTH, RANGE 24 WEST OF THE 5TH P.M., 

CITY OF INDIANOLA, WARREN COUNTY, IOWA. PARCEL 

CONTAINING 1,438,143 SQUARE FEET, (33.01 ACRES). 
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EXHIBIT B 

DEPICTION OF THE VILLAGE URBAN RENEWAL AREA 
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CERTIFICATE 

STATE OF IOWA 
 
COUNTY OF WARREN 

) 
) SS 
) 

 
I, the undersigned City Clerk of the City of Indianola, State of Iowa, do hereby certify that 

attached is a true and complete copy of the portion of the records of the City showing proceedings 
of the Council, and the same is a true and complete copy of the action taken by the Council with 
respect to the matter at the meeting held on the date indicated in the attachment, which proceedings 
remain in full force and effect, and have not been amended or rescinded in any way; that meeting 
and all action thereat was duly and publicly held in accordance with a notice of meeting and 
tentative agenda, a copy of which was timely served on each member of the Council and posted 
on a bulletin board or other prominent place easily accessible to the public and clearly designated 
for that purpose at the principal office of the Council pursuant to the local rules of the Council and 
the provisions of Chapter 21, Code of Iowa, upon reasonable advance notice to the public and 
media at least twenty-four hours prior to the commencement of the meeting as required by law and 
with members of the public present in attendance; I further certify that the individuals named 
therein were on the date thereof duly and lawfully possessed of their respective city offices as 
indicated therein, that no Council vacancy existed except as may be stated in the proceedings, and 
that no controversy or litigation is pending, prayed or threatened involving the incorporation, 
organization, existence or boundaries of the City or the right of the individuals named therein as 
officers to their respective positions. 

WITNESS my hand and the seal of the Council hereto affixed this __________ day of 
_______________, 2024. 

  
 
 
  
City Clerk, City of Indianola, State of Iowa 

(SEAL) 
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The Village Urban Renewal Plan 

for 

The Village Urban Renewal Area 

 

City of Indianola, Iowa 

 

A. INTRODUCTION 

 

The Village Urban Renewal Plan (“Plan” or “Urban Renewal Plan”) for The Village Urban 

Renewal Area (“Area” or “Urban Renewal Area”) has been developed to help local officials 

promote economic development in the City of Indianola, Iowa (“City”). The primary goal of the 

Plan is to stimulate, through public involvement and commitment, private investment in new 

housing and residential development as defined in Iowa Code Section 403.17(12). 

 

In order to achieve this objective, the City intends to undertake urban renewal activities pursuant 

to the powers granted to it under Chapter 403 and Chapter 15A of the Code of Iowa, as amended. 

 

B. DESCRIPTION OF THE URBAN RENEWAL AREA 

 

The Urban Renewal Area is described in Exhibit “A” and illustrated in Exhibit “B.” The property 

included in the Urban Renewal Area has never previously been subject to the division of revenue 

under Iowa Code Section 403.19 as a residential project.  

 

C. AREA DESIGNATION 

 

With the adoption of this Plan, the City will designate this Urban Renewal Area as an economic 

development area that is appropriate for the provision of public improvements related to housing 

and residential development. 

 

D. BASE VALUE 

 

If the Urban Renewal Area is legally established, a Tax Increment Financing (TIF) ordinance is 

adopted to establish a TIF district in the Area, and debt related to the Area is certified prior to 

December 1, 2025, the taxable valuation as of January 1, 2024, will be considered the frozen 

“base valuation” for the portion of the Urban Renewal Area identified in the TIF ordinance.  If a 

TIF ordinance is not adopted until a later date, or debt is not first certified prior to December 1, 

2025, the frozen “base value” will be the assessed value of the taxable property within the area 

covered by the TIF ordinance as of January 1 of the calendar year preceding the calendar year in 

which the City first certifies the amount of any debt related to urban renewal projects in the 

Urban Renewal Area, in accordance with Iowa Code Section 403.19.  

 

E. DEVELOPMENT PLAN 

 

The City has a general plan for the physical development of the City as a whole outlined in the 

Elevate Indianola Comprehensive Plan, adopted in May 2020. The goals and objectives of this 
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Urban Renewal Plan, including the urban renewal projects, are in conformity with the Elevate 

Indianola Comprehensive Plan.  

 

The property in the Urban Renewal Area is current zoned as PUD.  This Urban Renewal Plan 

does not in any way replace or modify the City’s current land use planning or zoning regulation 

process. 

 

The need for improved traffic, public transportation, public utilities, recreational and community 

facilities, or other public improvements within the Urban Renewal Area is set forth in this Plan. 

As the Area develops, the need for public infrastructure extensions and upgrades will be 

evaluated and planned for by the City. 

 

F. RESIDENTIAL DEVELOPMENT 

 

The City’s objective for the Urban Renewal Area is to promote new housing and residential 

development. The City realizes that the availability of housing is an important component of 

attracting new business and industry, responding to new development, and retaining existing 

businesses. In particular, providing a variety of housing options within a community to 

accommodate residents at different stages of life, such as housing designed to accommodate 

elderly populations, has a positive impact on the overall availability of housing stock within a 

community. Elderly residents living in a community that does not have sufficient housing stock 

tailored to their needs may leave the community in search of more suitable housing options. 

Further, in the absence of better housing options, elderly residents may continue to live in single-

family homes that are oversized for their current needs and that can be cumbersome for elderly 

residents to maintain. However, projects that create new housing units specifically designed for 

older adult populations allow these residents to move into housing that is better suited to their 

current stage of life, without leaving their community, which also can create openings in existing 

housing stock for other residents. Accordingly, such projects contribute to providing better 

housing availability for all residents in a community. 

When a city utilizes tax increment financing to support residential development, a percentage of 

the incremental revenues (or other revenues) generated by the project (not to exceed the project 

costs reimbursed with incremental revenues which are limited to reimbursement of “public 

improvement” costs as defined by Iowa law) must be used to provide assistance to LMI families. 

LMI families are those whose incomes do not exceed 80% of the median county income. 

 

Unless a reduction is approved by the Iowa Economic Development Authority, the percentage of 

incremental revenues used to provide LMI housing assistance must be at least equal to the 

percentage of LMI families living in Warren County.  That percentage is currently 31.10%. 

 

The requirement to provide assistance for LMI housing may be met by one, or a combination, of 

the following options:  

1. Providing that at least 31.10% of the housing units constructed as part of the project are 

occupied by, or priced at amounts affordable to, residents and/or families whose incomes 

are at or below 80% of the median county income; or 
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2. Providing funding in an amount equal to 31.10% of the reimbursed project costs for LMI 

housing assistance provided elsewhere in the City, usually funded by setting aside a 

portion of incremental tax revenue collected within the Area. 

 

If funds are set aside, as opposed to constructing a sufficient percentage of LMI housing in the 

Area, the assistance for low and moderate income family housing may be provided anywhere 

within the City.  The type of assistance provided must benefit LMI residents and/or families and 

may include, but is not limited to: 

 

1. Construction of LMI affordable housing. 

 

2. Owner/renter-occupied housing rehabilitation for LMI residents and/or families. 

 

3. Grants, credits or other direct assistance for LMI residents and/or families. 

 

4. Homeownership assistance for LMI residents and/or families. 

 

5. Tenant-based rental assistance for LMI residents and/or families. 

 

6. Down payment assistance for LMI residents and/or families. 

7. Mortgage interest buy-down assistance for LMI residents and/or families. 

8. Under appropriate circumstances, the construction of public improvements that 

benefit LMI residents and/or families. 

 

G. PLAN OBJECTIVES 

 

Renewal activities are designed to provide opportunities, incentives, and sites for new residential 

development within the Urban Renewal Area. More specific objectives for the development, 

redevelopment and rehabilitation within the Urban Renewal Area are as follows: 

 

1. To increase the availability of housing opportunities, which may in turn attract 

and retain local industries and commercial enterprises that will strengthen and 

revitalize the economy of the State of Iowa and the City of Indianola. 

 

2. To stimulate, through public action and commitment, private investment in new 

housing and residential development. 

 

3. To plan for and provide sufficient land for residential development in a manner 

that is efficient from the standpoint of providing municipal services. 

 

4. To help finance the cost of constructing street, water, sanitary sewer, storm water 

drainage, public utilities, street lighting, and other public improvements in support 

of new housing development. 

 

5. To provide a more marketable and attractive investment climate. 
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6. To improve the housing conditions and housing opportunities, particularly for 

LMI income families and/or individuals. 

 

7. To achieve a diversified, well-balanced economy providing a desirable standard 

of living, creating job opportunities, and strengthening the tax base. 

 

H. TYPES OF RENEWAL ACTIVITIES 

 

To meet the objectives of this Urban Renewal Plan and to encourage the development of the 

Area, the City intends to utilize the powers conferred under Chapter 403 and Chapter 15A, Code 

of Iowa including, but not limited to, tax increment financing.  Activities may include: 

 

1. To undertake and carry out urban renewal projects through the execution of 

contracts and other instruments. 

2. To arrange for or cause to be provided the construction or repair of public 

infrastructure including but not limited to streets, curbs and gutters, water 

infrastructure, sanitary sewer infrastructure, public utilities, or other facilities in 

connection with urban renewal projects. 

3. To finance programs that will directly benefit housing conditions and promote the 

availability of housing in the community. 

4. To make loans, forgivable loans, grants, tax rebate payments, or other types of 

economic development grants or incentives to private developers or local 

development organizations to incentivize the development of housing within the 

Area, on such terms as may be determined by the City Council. 

5. To borrow money and to provide security therefor. 

6. To acquire or dispose of property. 

7. To provide for the construction of specific site improvements such as grading and 

site preparation activities, access roads and parking, fencing, utility connections, 

and related activities. 

8. To acquire property through a variety of means (purchase, lease, option, etc.) and 

to hold, clear, or prepare the property for redevelopment. 

9. To undertake the demolition and clearance of existing development. 

10. To make or have made surveys and plans necessary for the implementation of the 

Urban Renewal Plan or specific urban renewal projects. 

 

11. To use tax increment financing for a number of objectives, including, but not 
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limited to, achieving a more marketable and competitive land offering price and 

providing for necessary physical improvements and infrastructure. 

 

12. To use tax increment to provide LMI housing assistance. 

 

13. To use any or all other powers granted by the Urban Renewal Act to develop and 

provide for improved economic conditions for the City. 

 

Nothing herein shall be construed as a limitation on the power of the City to exercise any lawful 

power granted to the City under Chapter 15, Chapter 15A, Chapter 403, Chapter 427B, or any 

other provision of the Code of Iowa in furtherance of the objectives of this Urban Renewal Plan. 

 

I. ELIGIBLE URBAN RENEWAL PROJECTS 

 

Although certain project activities may occur over a period of years, the Eligible Urban Renewal 

Projects under this Urban Renewal Plan include: 

 

1. Development Agreement with Wesley Retirement Services, Inc.: The City expects to 

consider a development agreement with Wesley Retirement Services, Inc. (or a related entity) 

(“the “Developer”) for Developer’s construction of public infrastructure improvements and 

housing units within the Urban Renewal Area. As part of the project, the Developer would 

develop approximately 56 new housing units, designed as independent senior living units, as part 

of an expansion of the existing The Village campus. Additionally, the Developer would construct 

and install necessary public infrastructure to facilitate the development of these housing units, 

which infrastructure would be dedicated to the City following completion, at no cost to the City. 

These infrastructure improvements are expected to include the extension of Angela Drive and all 

related public underground infrastructure, with total costs estimated to be approximately 

$3,400,000. The development agreement would provide detailed terms and conditions under 

which the City may make annual Economic Development Grant payments to the Developer in 

the amount of 100% of the Tax Increment generated by construction of the housing units on the 

residential lots in the Area remaining each year after any LMI assistance obligations have been 

satisfied. The Economic Development Grants would terminate upon the earliest of the following: 

(i) ten (10) grants have been paid to Developer; (ii) the City’s ability to collect tax increment 

from the Urban Renewal Area has expired; (iii) the maximum aggregate amount of grants have 

been paid to Developer; or (iv) the Agreement has been terminated pursuant to its terms. The 

total amount of the Economic Development shall not exceed the lesser of $3,400,000 or amount 

of the actual costs incurred by the Developer in constructing the infrastructure improvements.  

 

2. Planning, engineering fees (for urban renewal plans), attorney fees, other related 

costs to support the urban renewal project and planning: 

 

Project Date Estimated Cost 

Fees and costs Undetermined Not to Exceed  

$50,000 
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J. FINANCIAL DATA 

 

1. Current Constitutional Debt Limit $58,884,886   

2. Current outstanding general obligation debt $32,375,000 

3. Proposed amount of indebtedness to be incurred:  A specific 

amount of debt to be incurred for the Eligible Urban Renewal 

Projects has not yet been determined. This document is for 

planning purposes only. The estimated project costs in this 

Plan are estimates only and will be incurred and spent over a 

number of years. In no event will the City’s constitutional debt 

limit be exceeded.  The City Council will consider each project 

proposal on a case-by-case basis to determine if it is in the 

City’s best interest to participate before approving an urban 

renewal project or expense. It is further expected that such 

indebtedness, including interest on the same, may be financed 

in whole or in part with tax increment revenues from the 

Urban Renewal Area.  Subject to the foregoing, it is estimated 

that the cost of the Eligible Urban Renewal Projects as 

described above will be approximately as stated in the next 

column: 

$3,450,000 

plus any LMI set 

aside. 

 
(This amount does 

not include costs 

related to financing.) 

 

K. URBAN RENEWAL FINANCING 

 

The City intends to utilize various financing tools such as those described below to successfully 

undertake the proposed urban renewal actions. The City has the statutory authority to use a 

variety of tools to finance physical improvements within the Area.  These include: 

A. Tax Increment Financing. 

Under Section 403.19 of the Code of Iowa, urban renewal areas may utilize the tax 

increment financing mechanism to finance the costs of public improvements, economic 

development incentives, or other urban renewal projects. Upon creation of a tax 

increment district within the Area, by ordinance, the assessment base is frozen and the 

amount of tax revenue available from taxes paid on the difference between the frozen 

base and the increased value, if any, is segregated into a separate fund for the use by the 

City to pay costs of the eligible urban renewal projects. Certain increased taxes generated 

by any new development, above the base value, are distributed to the taxing entities, if 

not requested by the City, and in any event upon the expiration of the tax increment 

district. 

B. General Obligation Bonds. 

Under Division III of Chapter 384 and Chapter 403 of the Code of Iowa, the City has the 

authority to issue and sell general obligation bonds for specified essential and general 

corporate purposes, including the acquisition and construction of certain public 

improvements within the Area and for other urban renewal projects or incentives for 

development consistent with this Plan. Such bonds are payable from the levy of unlimited 

ad valorem taxes on all the taxable property within the City.  It may be, the City will elect 
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to abate some or all of the debt service on these bonds with incremental taxes from this 

Area. 

 

The City may also determine to use tax increment financing to provide incentives such as cash 

grants, loans, tax rebates, or other incentives to developers or private entities in connection with 

the urban renewal projects identified in this Plan. In addition, the City may determine to issue 

general obligation bonds, tax increment revenue bonds or such other obligations, or loan 

agreements for the purpose of making loans or grants of public funds to private businesses 

located in the Area for urban renewal projects. Alternatively, the City may determine to use 

available funds for making such loans or grants or other incentives related to urban renewal 

projects.  In any event, the City may determine to use tax increment financing to reimburse the 

City for any obligations or advances. 

 

Nothing herein shall be construed as a limitation on the power of the City to exercise any lawful 

power granted to the City under Chapter 15, Chapter 15A, Chapter 403, Chapter 427B, or any 

other provision of the Code of Iowa in furtherance of the objectives of this Urban Renewal Plan. 

 

L. PROPERTY ACQUISITION/DISPOSITION 

 

The City will follow any applicable requirements for the acquisition and disposition of property 

within the Urban Renewal Area. 

 

M. RELOCATION 

 

The City does not expect there to be any relocation required as part of the eligible urban renewal 

projects; however, if any relocation is necessary, the City will follow all applicable relocation 

requirements. 

 

N. PROPERTY WITHIN URBAN REVITALIZATION AREA 

The Urban Renewal Area is, or at some future date may be, located within an urban revitalization 

area. No tax abatement incentives in connection with the urban revitalization area will be 

allowed for development that occurs in the Urban Renewal Area unless expressly authorized by 

the City Council. 

 

O. STATE AND LOCAL REQUIREMENTS 

 

All provisions necessary to conform to state and local laws will be complied with by the City and 

the developer in implementing this Urban Renewal Plan and its supporting documents. 

 

P. URBAN RENEWAL PLAN AMENDMENTS 

 

This Urban Renewal Plan may be amended from time to time for a variety of reasons, including 

but not limited to, a change in the Area, to add or change land use controls and regulations, to 

modify goals or types of renewal activities, to add or change urban renewal projects, or to amend 
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property acquisition and disposition provisions. The City Council may amend this Plan in 

accordance with applicable state law. 

 

Q. EFFECTIVE PERIOD 

  

This Urban Renewal Plan will become effective upon its adoption by the City Council and will 

remain in effect as a Plan until it is repealed by the City Council.   

 

With respect to property included within the Urban Renewal Area, which is also included in an 

ordinance which designates that property as a tax increment district (TIF district) and is 

designated based on an economic development finding, to provide or to assist in the provision of 

public improvements related to housing and residential development, the use of incremental 

property tax revenues or the “division of revenue,” as those words are used in Chapter 403 of the 

Code of Iowa, is limited to ten (10) years beginning with the second fiscal year following the 

year in which the City first certifies to the County Auditor the amount of any loans, advances, 

indebtedness, or bonds which qualify for payment from the incremental property tax revenues 

attributable to that property within the Urban Renewal Area. 

 

At all times, the use of tax increment financing revenues (including the amount of loans, 

advances, indebtedness, or bonds which qualify for payment from the division of revenue 

provided in Section 403.19 of the Code of Iowa) by the City for activities carried out under the 

Urban Renewal Area shall be limited as deemed appropriate by the City Council and consistent 

with all applicable provisions of law. 

 

R. SEVERABILITY CLAUSE 

 

If any part of the Plan is determined to be invalid or unconstitutional, such invalidity or 

unconstitutionality shall not affect the validity of the Plan as a whole, or any part of the Plan not 

determined to be invalid or unconstitutional.  

  

Page 53 of 56



- 11 - 

Final Version 

 

 

EXHIBIT A 

LEGAL DESCRIPTION OF  

THE VILLAGE URBAN RENEWAL AREA 

 

LOT 1 OF PARCEL "P" AND LOT 2 OF PARCEL "P", AS SHOWN ON THE 

PLAT OF SURVEY RECORDED IN BOOK 2008 AT PAGE 10102, ALL IN 

SECTION 24, TOWNSHIP 76 NORTH, RANGE 24 WEST OF THE 5TH P.M., 

CITY OF INDIANOLA, WARREN COUNTY, IOWA. PARCEL 

CONTAINING 1,438,143 SQUARE FEET, (33.01 ACRES). 
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EXHIBIT B 

DEPICTION OF THE VILLAGE URBAN RENEWAL AREA 
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Community Development

    110 N. First St., Indianola, IA  50125-0299 • www.indianolaiowa.gov

515-961-9430 • comdev@indianolaiowa.gov

 November 2024

 

Code Type Permits Issued # of Units Amount Average
101 Single Family Home 0 0 $0.00 $0.00
102 Single Family Attach 0 $0.00
103 Two Family 0 $0.00
104 Three or More Families 0 $0.00

Mobile Homes 0 $0.00

322 Service Stations 0 $0.00
324 Office 0 $0.00
328 Non-resident buildings 0 $0.00
329 Pool 0 $0.00

434 Residential Add/Alt 7 $170,030.00
437 Non-residential add/alt 0 $0.00 $0.00
438 Res garage/carports 0 $0.00

645 Demo - residential 0 $0.00
649 Demo - commercial 0 $0.00

November Total 7 $170,030.00

Commercial Value
0.0%

Code Type Permits Issued # of Units Amount Average
101 Single Family Home 33 33 $10,923,160.00 $331,004.85
102 Single Family Attach 2 4 $750,000.00
103 Two Family 0 $0.00
104 Three or More Families 0 $0.00

Mobile Homes 0 $0.00

322 Service Stations 0 $0.00
324 Office 0 $0.00
328 Non-resident buildings 3 $5,728,875.00
329 Pool 7 $277,741.00

434 Residential add/alt 79 $1,994,471.36
437 Non-residential add/alt 16 $69,126,350.00
438 Res garage/carports 6 $144,100.00

645 Demo - sfd 3 $0.00
649 Demo - commercial 0 $0.00

YTD TOTAL 149 37 $88,944,697.36

Commercial Value
84.2% 0.0%13.6%

Residential Value
100.0%

YEAR TO DATE TOTAL

Residential Value
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