
 
 

PLANNING AND ZONING COMMISSION MEETING  
February 25, 2025 

6:00 PM 
City Council Chambers 

Agenda 
 

 
1. Call to Order 
2. Roll Call 
3. Agenda Approval 
  A. Approval of the February 25, 2025 agenda. 
4. Minutes Approval 
  A. Approval of the February 11, 2025 meeting minutes. 
5. Public Comment 
6. New Business  
  A. Approval of Revised Preliminary Plat for Pickard Commerce Park Plat 1. 
7. Comments 
  A. Current Projects 
8. Adjourn 
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PLANNING AND ZONING COMMISSION MEETING  
February 11, 2025 

6:00 PM 
City Council Chambers 

Minutes 
 

 

 
1. Call to Order 
The meeting was called to order at 6:01 PM. 
2. Roll Call 
The following members were present: Sarah Ritchie (Zoom), Al Farris (Zoom), Carrie 
Woerdeman, Jake Vice, and Justin Noethe.  
 
Members not present: Cortney Marmon, Misty Darling, Lin Stecker, and Rich Piper. 
 
City staff present: Wade Wagoner, Bill Mettee, Tara Bosteder. 
3. Agenda Approval 
  A. Approval of the February 11, 2025 agenda. 
Vice made a motion to approve the agenda. 
Noethe seconded the motion. 
Motion was passed. 
4. Minutes Approval 
  A. Approval of the January 14, 2025 meeting minutes. 
Ritchie made a motion to approve the meeting minutes. 
Vice seconded the motion. 
Motion was passed. 
5. Public Comment 
No public comments. 
6. New Business  
  A. Approval of a Rezoning related to a change from C-2 (Highway Commercial District) to PUD 

(Planned Unit Development) [Summercrest Hills North]. 
Mettee introduced the related staff report. 
 
Lot 6 will be multi-family in nature but plans are not yet finalized. The developer is still working 
on the development of this area and will submit a PUD amendment once determined. 
 
The request for the reduction of minimum open space is for each individual lot, reducing each 
one from 20% down to 15%. The outlot for detention does not factor into the open space 
calculations. 
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All runoff is constructed to go to the detention pond, so code requirements will be met for 
storage. All of these calculations will be addressed with the preliminary plat. 
 
The detention pond will be a dry pond on the western portion, and a wet pond on the eastern 
portion.  Outdoor patio space is planned to overlook a water feature. 
 
A reduction of vehicle queuing spaces from 10 down to seven is shown. A concern about 
adequate parking and vehicle queuing spaces needs to be considered. Queuing exhibits will 
be required as part of the site plan review for each site. 
 
Spillover parking is planned, and more parking is planned than what is required by code. 
 
Lot 6, once developed, will have its own parking planned as well.  
 
Denser multi-family units are planned. Up to 35 dwelling units per acre is proposed to allow 
flexibililty for a higher density development. 
 
Retail building facades are going to follow the city's code. The athletic structures are going to 
be a streamlined type facility of metal structure. A site plan is currently being put together for 
the phase one building and will be submitted to city in the near future.  
 
If this is approved, this commission will still review the preliminary plat, the final plats, and 
each individual site plan. This PUD just outlines what's going to be allowed in this area. If 
approved by this commission, this PUD would then go to City Council for approval, and then 
finally would be recorded with the county. Once it goes through those processes, it does 
become official and any modifications thereafter would require a PUD amendment. That PUD 
amendment would need to come before this commission. 
 
Vice made a motion to approve this request as submitted. 
Ritchie seconded the motion.  
Motion was passed by unanimous vote. 
  
  B. Approval of a Rezoning related to a change from A-1 (Agricultural / Open Space District) to C-2 

(Highway Commercial District) [Indianola Veterinary Clinic]. 
There were no comments or questions.  
 
Farris made a motion to approve the rezoning request as submitted. 
Vice seconded the motion. 
Motion was passed by a unanimous vote. 
  C. Approval of a Plat of Survey for Indianola Veterinary Clinic. 
There were no comments or questions. 
 
Ritchie made a motion to approve the plat of survey as submitted. 
Vice seconded the motion. 
Motion was passed by a unanimous vote. 
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7. Comments 
  A. Building Permit Report 
January was a busy month with 19 single family dwelling permits. 
  B. Current Projects 
Legal documents have been received for Kentucky Ridge Townhomes Plat 1. That will be 
recorded next week. 
 
Mettee is working with a developer on a project north of town that's not annexed yet. More 
information on that will be forthcoming. 
 
Kwik Star is moving along to start construction soon. 
 
Another potential development is coming to Emerald Bay, and they are working on getting a 
new final plat submitted as they need extra space for their lots. 
 
No further updates. 
8. Adjourn 
Noethe made a motion to adjourn the meeting.  
Vice seconded the motion.  
Meeting was adjourned at 6:37 pm. 
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PLANNING AND ZONING COMMISSION STAFF REPORT 

 

PROJECT: Pickard Commerce Park Plat 1 – 

Revised Preliminary Plat 

PREPARED BY: Bill Mettee – Senior Planner  

 

 

REPORT DATE:  February 21, 2025 

 

MEETING DATE:  February 25, 2025 

 

GENERAL INFORMATION 

 
Applicant / Owner: I Town Investment Group, LLC 

 

Owner’s Representative: Eric Cannon, P.E., Snyder & Associates 

 

Request: The applicant is requesting approval of a revised 

preliminary plat for commercial and industrial 

development. 

 

Location and Size: Property is located south of Highway 92 and east of 

South 15th Street, containing approximately 19.63-

acres. 

 

 

AREA MAP 

 
 

ABOVE:  Aerial of subject property (outlined in RED) in relation to the surrounding area. 
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  February 20, 2025 
 

 

  2 of 3 

 

LAND USES AND ZONING 

Location Existing Land Use Comprehensive Plan Current Zoning 

Property in 

Question 

Vacant / Undeveloped Community Mixed Use / 

Industrial 

C-2 (Highway Commercial 

District) and M-2 (General 

Industrial District) 

North Single-Family and Two-Family 

Residential 

Low / Medium-Density 

Residential 

R-2 (Single-Family 

Residential Attached 

District) 

South Agricultural Community Mixed Use A-1 (Agricultural / Open 

Space District) 

East Pickard Park Parks and Recreation A-1 (Agricultural / Open 

Space District) 

West Agricultural Community Mixed Use A-1 (Agricultural / Open 

Space District) 

 

PROJECT DESCRIPTION AND BACKGROUND 

This parcel was recently rezoned from C-2 Highway Commercial to C-2 Highway Commercial and M-2 

General Industrial. The original preliminary plat with eight lots was approved at the November 26, 2024 

Planning and Zoning Commission meeting. The applicant has revised the plat to show 12 lots. City staff is 
currently reviewing the Construction Drawings affiliated with this project.  

 

LOTS 

The plat identifies a total of 12 lots for commercial and industrial development and one outlot (Outlot X) to 

be used for stormwater detention. The four lots at the north end of the site are commercial and the eight lots 

at the south end of the site are industrial. The lots range in size from 1.00-acres to 1.86-acres in area. Outlot 

X is 1.77-acres in area. Street Lots A and B will be deeded to the City of Indianola for public right-of-way. All 

proposed lots meet or exceed the bulk regulations of their respective zoning districts.  

 

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 / M-2 Districts  
Category C-2 / M-2 (minimum) 

Front Yard Setback 40 feet | 35 feet 

Rear Yard Setback 10 feet | 35 feet 

Side Yard Setback 10 feet | 20 feet 

Maximum Height | Stories 50 feet 

 

ACCESS AND STREETS 

Access into the development will be provided off of Highway 92 on South 20th Street. The street extension 

aligns with the existing street to the north, per IDOT requirements and the signed MOU.  

 

SIDEWALKS/TRAILS 

A 5-foot-wide sidewalk will be constructed on each lot as they are developed. No trails are proposed. All 

pedestrian crossings will be installed with the plat improvements.  
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  February 20, 2025 
 

 

  3 of 3 

 

 

 

UTILITIES 

The site will be serviced with all public utilities, Utilities will be extended as required to service the lots. 

Stormwater detention will be provided with a detention basin located at the sound end of the site. The 

detention basin will be privately owned and maintained by the association.  

 

EASEMENTS 

All easements have been shown and labeled on the plat. These include PUEs, Ingress/Egress, Sanitary Sewer, 

Storm Sewer and Snow Storage Easements. Landscape Buffer Easements are shown separating the commercial 

from industrial districts and from the adjacent agricultural districts to the east and west.  
 

STAFF RECOMMENDATION 

The revised preliminary plat is in general conformance with the Zoning Ordinance, Subdivision Ordinance and 

Comprehensive Plan. Staff recommends approval of the revised preliminary plat for Pickard Commerce Park 

Plat 1 subject to any remaining staff comments.  
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PRELIMINARY PLAT
FOR

PICKARD COMMERCE PARK PLAT 1
CITY OF INDIANOLA, WARREN COUNTY, IOWA

VICINITY MAP

PROJECT LOCATION

SCALE: 1" = 500'

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.

Eric D. Cannon, P.E. Date 

License Number P18954
My License Renewal Date is December 31, 2025

Pages or sheets covered by this seal:

ERIC D.
CANNON
P18954

D

PROFE
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E
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E

IONAL ENGINEER
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Sheet List Table
Sheet Number Sheet Title
C100 TITLE SHEET

C200 PREPLAT-DIMENSION AND UTILITY PLAN

C300 PREPLAT-GRADING PLAN

CONTROL POINTS
IOWA REGIONAL COORDINATE SYSTEM ZONE 8 (IA-AMES-DSM)
NAD83(2011)(EPOCH 2010.00) IARTN DERIVED - US SURVEY FEET

CP100 N=7403578.58 E=18551246.06 Z=962.52
IDOT ALUMINUM CAP LOCATED NE CORNER OF SITE, +-10' SOUTH
OF SIDEWALK. (AS SHOWN ON SURVEY)

CP101 N=7402356.60 E=18551222.89 Z=924.29
FOUND 1/2" REBAR WITH RED PLASTIC CAP LOCATED SE CORNER
OF SITE, +-20' SOUTH OF CULTIVATION LINE. (AS SHOWN ON 
SURVEY)

CP102 N=7402370.17 E=18550632.34 Z=925.60
FOUND 1/2" REBAR WITH RED PLASTIC CAP LOCATED SW CORNER
OF SITE, +-10' SOUTH OF CULTIVATION LINE. (AS SHOWN ON 
SURVEY)

CP103 N=7403588.52 E=18550570.63 Z=953.44
FOUND 1/2" REBAR WITH RED PLASTIC CAP LOCATED NW 
CORNER OF SITE, WEST OF PRIVATE DRIVE. (AS SHOWN ON 
SURVEY)

CP104 N=7403578.13 E=18550905.41 Z=960.43
SET 1/2" REBAR WITH YELLOW PLASTIC CAP +-5' SOUTH OF 
HYDRANT AT NORTH CENTER OF SITE. (AS SHOWN ON SURVEY)

BENCHMARKS
NORTH AMERICAN VERTICAL DATUM OF 1988 (NAVD88 - GEOID12A)
IARTN DERIVED - US SURVEY FEET

BM500 N=7403584- E=18550905- Z=962.19
ARROW ON HYDRANT LOCATED NORTH SIDE CENTER SITE,
+-5' SOUTH OF SIDEWALK. (AS SHOWN ON SURVEY)

DATE OF SURVEY
OCTOBER 11, 2023

FEATURES EXISTING PROPOSED

Spot Elevation
Contour Elevation
Fence (Barbed, Field, Hog)
Fence (Chain Link)
Fence (Wood)
Fence (Silt)
Tree Line
Tree Stump

Deciduous Tree \\ Shrub

Coniferous Tree \\ Shrub

Communication
Overhead Communication
Fiber Optic
Underground Electric
Overhead Electric
Gas Main with Size
High Pressure Gas Main with Size
Water Main with Size
Sanitary Sewer with Size
Duct Bank
Test Hole Location for SUE w/ID

(*) Denotes the survey quality service level for utilities

Sanitary Manhole

Storm Sewer with Size
Storm Manhole
Single Storm Sewer Intake
Double Storm Sewer Intake
Fire Hydrant
Fire Hydrant on Building
Water Main Valve
Water Service Valve
Well
Utility Pole
Guy Anchor
Utility Pole with Light
Utility Pole with Transformer
Street Light
Yard Light
Electric Box
Electric Transformer
Traffic Sign
Communication Pedestal
Communication Manhole
Communication Handhole
Fiber Optic Manhole
Fiber Optic Handhole
Gas Valve
Gas Manhole
Gas Apparatus
Fence Post or Guard Post
Underground Storage Tank
Above Ground Storage Tank
Sign
Satellite Dish
Mailbox
Sprinkler Head
Irrigation Control Valve

LEGEND

○

1225
X    1225.25

●

X1225
    1225.25

FEATURES FOUND    SET
Section Corner
1/2" Rebar, Cap # 11579

(Unless Otherwise Noted)
ROW Marker
ROW Rail
Control Point
Bench Mark
Platted Distance P
Measured Bearing & Distance M
Recorded As R
Deed Distance D
Calculated Distance C
Minimum Protection Elevation MPE
Centerline
Section Line
1/4 Section Line
1/4 1/4 Section Line
Easement Line

E 2ND AVE (HWY 92)

S 
20

TH
 S

T

N
 1

5T
H

 S
T

E BOSTON AVE

PROPERTY DESCRIPTION
THE EAST HALF OF THE NORTHEAST 1/4 OF THE SOUTHWEST 1/4 AND A PART OF THE WEST 1/2 OF THE
NORTHEAST 1/4 OF THE SOUTHWEST 1/4 OF SECTION 29, TOWNSHIP 76 NORTH, RANGE 23 WEST OF
THE 5TH P.M., CITY OF INDIANOLA, WARREN COUNTY, IOWA DESCRIBED AS FOLLOWS:

COMMENCING AT THE CENTER OF SAID SECTION 29; THENCE SOUTH 00°07'12” EAST ALONG THE EAST
LINE OF SAID NORTHEAST 1/4 OF THE SOUTHWEST 1/4, A DISTANCE OF 66.60 FEET TO THE SOUTH
RIGHT-OF-WAY LINE OF EAST 2ND AVENUE AND TO THE POINT OF BEGINNING; THENCE CONTINUING
SOUTH 00°07'12" EAST ALONG SAID EAST LINE, 1,252.54 FEET TO THE SOUTHEAST CORNER OF SAID
NORTHEAST 1/4 OF THE SOUTHWEST 1/4; THENCE NORTH 88°49'05" WEST ALONG THE SOUTH LINE OF
SAID NORTHEAST 1/4 OF THE SOUTHWEST 1/4 , A DISTANCE OF 666.87 FEET TO THE SOUTHWEST
CORNER OF SAID EAST 1/2 OF THE NORTHEAST 1/4 OF THE SOUTHWEST 1/4; THENCE NORTH 00°08'56"
WEST ALONG THE WEST LINE OF SAID EAST 1/2 OF THE NORTHEAST 1/4 OF THE SOUTHWEST 1/4 , A
DISTANCE OF 733.52 FEET; THENCE SOUTH 89°52'48" WEST, 68.03 FEET; THENCE NORTH 00°07'12"
WEST, 60.00 FEET; THENCE NORTHEASTERLY ALONG A CURVE CONCAVE NORTHWESTERLY WHOSE
RADIUS IS 8.00 FEET, WHOSE ARC LENGTH IS 12.57 FEET, AND WHOSE CHORD BEARS NORTH 44°51'56"
EAST, 11.32 FEET; THENCE NORTH 00°08'56" WEST, 143.08 FEET; THENCE NORTHEASTERLY ALONG A
CURVE CONCAVE SOUTHEASTERLY WHOSE RADIUS IS 330.00 FEET, WHOSE ARC LENGTH IS 115.27
FEET, AND WHOSE CHORD BEARS NORTH 09°51'29" EAST, 114.68 FEET; THENCE NORTH 19°51'53" EAST,
99.33 FEET; THENCE NORTHEASTERLY ALONG A CURVE CONCAVE NORTHWESTERLY WHOSE RADIUS
IS 270.00 FEET, WHOSE ARC LENGTH IS 19.76 FEET, AND WHOSE CHORD BEARS NORTH 17°46'05" EAST,
19.75 FEET TO SAID WEST LINE OF THE EAST 1/2 OF THE NORTHEAST 1/4 OF THE SOUTHWEST 1/4;
THENCE NORTH 00°08'56" WEST ALONG SAID WEST LINE, 71.42 FEET TO SAID SOUTH RIGHT-OF-WAY
LINE OF EAST 2ND AVENUE; THENCE NORTH 85°09'49" EAST ALONG SAID SOUTH RIGHT-OF-WAY LINE,
76.14 FEET; THENCE SOUTH 89°09'09" EAST CONTINUING ALONG SAID SOUTH RIGHT-OF-WAY LINE,
591.52 FEET TO THE POINT OF BEGINNING AND CONTAINING 19.63 ACRES (855,276 S.F.).

PROPERTY SUBJECT TO ANY AND ALL EASEMENTS OF RECORD.

OWNER
I TOWN INVESTMENT GROUP LLC
2103 E 2ND AVE
INDIANOLA, IA 50125
CONTACT: CODY SINCLAIR
(515) 238-2877
cjs.newerahomes@hotmail.com

ENGINEER/SURVEYOR
SNYDER & ASSOCIATES, INC.
CONSULTING ENGINEERS & PLANNERS
2727 SW SNYDER BOULEVARD
ANKENY, IOWA 50023
(515)964-2020
ERIC CANNON, P.E.
ecannon@snyder-associates.com
ERIN GRIFFIN, PLS
egriffin@snyder-associates.com

ZONING
C-2: HIGHWAY COMMERCIAL DISTRICT
M-2: GENERAL INDUSTRIAL DISTRICT

BULK REGULATIONS
C-2 (LOTS 1-2, 11-12):
MINIMUM STREET FRONTAGE = 40'
FRONT YARD SETBACK = 40'
REAR YARD SETBACK = 10'
MINIMUM SIDE YARD SETBACK = 10'
MINIMUM BUILDING SEPARATION = 20'
MAXIMUM BUILDING HEIGHT = 50'
MINIMUM OPEN SPACE = 20%

M-2 (LOTS 3-10):
MINIMUM STREET FRONTAGE = 40'
FRONT YARD SETBACK = 35'
REAR YARD SETBACK = 35'
MINIMUM SIDE YARD SETBACK = 20'
MINIMUM BUILDING SEPARATION = 20'
MAXIMUM BUILDING HEIGHT = 50'
MINIMUM OPEN SPACE = 15%

GENERAL NOTES
1. PROPER SOIL EROSION TECHNIQUES WILL BE COMPLETED DURING CONSTRUCTION.
2. PUBLIC IMPROVEMENTS TO BE INSTALLED TO SUDAS STANDARDS AND CITY OF INDIANOLA SUPPLEMENTAL

SPECIFICATIONS.
3. THE DEVELOPER IS RESPONSIBLE TO INSTALL STREETLIGHTS IN THE PLAT.
4. SOURCE OF WATER SUPPLY: INDIANOLA MUNICIPAL UTILITIES

SEWAGE DISPOSAL: CITY OF INDIANOLA SANITARY SEWER
5. STREET LOT 'A' AND 'B' TO BE DEDICATED TO THE CITY OF INDIANOLA AT THE TIME OF FINAL PLAT AS PART OF

PUBLIC RIGHT OF WAY.
6. UTILITY EASEMENTS SHALL CONVEY TO THE CITY, ITS SUCCESSORS AND ASSIGNS, THE PERPETUAL RIGHT WITHIN

THE AREAS SHOWN ON THE PLAT AND DESCRIBED IN THE EASEMENT, TO CONSTRUCT, RECONSTRUCT, OPERATE
AND MAINTAIN ELECTRIC LINES CONSISTING OF POLES, WIRES, CABLES, CONDUITS, FIXTURES, ANCHORS AND
OTHER SIMILAR EQUIPMENT, INCLUDING THE RIGHT TO TRIM OR REMOVE TREES WITHIN SUCH AREAS WHERE
NECESSARY TO SECURE A CLEARANCE OF 4 FEET FROM WIRES OR POLES, TOGETHER WITH THE RIGHT TO
EXTEND TO ANY TELEPHONE, TELEGRAPH, ELECTRIC OR POWER COMPANY, THE RIGHT TO USE SEPARATELY OR
JOINTLY WITH THE CITY, THE AREAS INCLUDED IN THE EASEMENT FOR THE PURPOSES ABOVE ENUMERATED.

7. ALL PAVEMENT DESIGNS SHALL BE BASES UPON AN IN-SITU SUBGRADE SOILS INVESTIGATION HIRED BY THE CITY
AND PERFORMED BY A QUALIFIED GEOTECHNICAL ENGINEERING CONSULTING FIRM AND LICENSED
PROFESSIONAL ENGINEER IN THE STATE OF IOWA.

8. NO PAVING ACTIVITIES, INCLUDING PLACEMENT OF CURB AND GUTTER, WILL BE ALLOWED UNTIL SOIL REPORTS
HAVE BEEN SUBMITTED, APPROVED AND/OR CORRECTIVE ACTION TAKEN PLACE ON DEFICIENT TEST RESULTS.

9. THE EXISTING HOME AND ASSOCIATED STRUCTURES ARE TO BE REMOVED WITH THE DEVELOPMENT AND A
BUILDING PERMIT WILL BE REQUIRED PRIOR TO ANY DEMOLITION ACTIVITIES.

10. 5 FOOT SIDEWALKS ARE TO BE INSTALLED WITH INDIVIDUAL LOT DEVELOPMENT.
11. OUTLOT X TO BE OWNED AND MAINTAINED BY HOMEOWNER ASSOCIATION. LANDSCAPE BUFFERS TO BE

MAINTAINED BY HOMEOWNER ASSOCIATION.
12. GEOTECH REPORT WILL BE REQUIRED FOR REVIEW WITH THE CONSTRUCTION DRAWINGS.
13. PEDESTRIAN CROSSINGS ARE TO BE INSTALLED WITH PLAT IMPROVEMENTS.

C100-C300
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