
 
 

CITY OF INDIANOLA BOARD OF ADJUSTMENT MEETING 
September 3, 2025 

6:00 PM 
City Council Chambers 

Agenda 
 

 
1. Call to Order 
2. Roll Call 
3. Agenda Approval 
  A. Approval of the September 3, 2025 agenda. 
4. Minutes Approval 
  A. Approval of the July 2, 2025 meeting minutes. 
5. New Business  
  A. Consider Variance Request from Randy and Sue Edwards at 800 and 802 East 

Trail Ridge Place to permit an accessory structure on a lot with no principal 
structure. 

  B. Consider Variance Request from IVC Properties, LLC at 2201 North Jefferson 
Way to permit placement of a shipping container in the C-2 district that doesn’t 
adhere to building design standards. 

  C. Consider Variance Request from 1306 North 9th Street to permit an accessory 
structure that would not meet required setbacks. 

  D. Consider Variance Request from Gary and Lynn Ripperger at 1208 South H 
Street to permit construction of a secondary gravel driveway. 

  E. Consider Request from Spirit Holdings Company at 112 East Detroit Avenue that 
the Board of Adjustment make a rule or make findings that changing from one 
nonconforming use of a structure to another is equally appropriate. 

6. Comments 
7. Adjourn 
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CITY OF INDIANOLA BOARD OF ADJUSTMENT MEETING 
July 2, 2025 

6:00 PM 
City Council Chambers 

Minutes 
 

 

 
1. Call to Order 
The meeting was called to order at 6:00 pm. 
2. Roll Call 
Members present: Jane Whalen, Rene Soldwisch, Lee Bash, Deidre Hoover. 
 
All members present. 
 
Staff members present: Tim Little, Tara Bosteder. 
3. Agenda Approval 
  A. Approval of the July 2, 2025 agenda. 
Soldwisch made a motion to approve the agenda. 
Hoover seconded the motion. 
Motion was passed with a unanimous vote. 
4. Minutes Approval 
  A. Approval of the June 4, 2025 meeting minutes. 
Hoover made a motion to approve the meeting minutes. 
Soldwisch seconded the motion. 
Motion was passed with a unanimous vote. 
5. New Business  
  A. Consider variance request from Wendy and Jeffrey Wohlwend at 1012 East 

Salem Avenue from Section 165.05 to permit a front deck that would not meet 
the required front yard setback requirements.  

Little presented the variance request and related staff report.  
 
Several other properties in the neighborhood have front decks, so this front deck would fit in 
with the neighborhood.  
 
The deck will be built as displayed in the photos provided in the staff report. 
 
Soldwisch made a motion to approve the request as submitted. 
Whalen seconded the motion.  
Motion was passed with a unanimous vote. 
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6. Comments 
There were no comments. 
7. Adjourn 
Whalen made a motion to adjourn the meeting. 
Soldwisch seconded the motion. 
The meeting was adjourned at 6:03 pm. 
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COMMUNITY DEVELOPMENT DEPARTMENT 

110 North 1st Street 

Indianola, IA 50125 

 

STAFF REPORT 
 

 

TO: Board of Adjustment PREPARED BY: Bill Mettee, Senior Planner 

RE:   800-802 East Trail Ridge Place DATE:  August 29, 2025 

 

GENERAL INFORMATION: 

Applicant / Owner: Randy and Sue Edwards 

Requested Action(s) Variance from §165.04(2)(B) of the Indianola Municipal Code which states 

that “No accessory structure shall be constructed upon a lot until the 

construction of the main or principal building has been commenced….” 

The applicant is requesting the variance to permit an accessory structure 

on a lot with no principal structure. 

Location and Size: Addressed as 800 and 802 East Trail Ridge Place, property legally 

described as Lots 15 and 16 of Quail Meadows Plat 2, which is located 

north of Hillcrest Avenue and east of North 6th Street, containing 0.59-

acres. 

 

Land Uses and Zoning: 

Location Existing Land Use Comprehensive Plan Current 

Zoning 

Property in Question Vacant / Undeveloped Low-Density Residential R-2  

North Single Family Residential    Low-Density Residential R-2 

South Single-Family Residential Low-Density Residential R-2 

East Single-Family Residential Low-Density Residential R-2 

West Single Family Residential  Low-Density Residential R-2   

 

BACKGROUND: 
The subject property is located near the intersection of North 8th Street and East Trail Ridge Place. The property 

is approximately 80’ x 140’ and 0.26-acres in area. The owners of the 800 East Trail Ridge Avenue purchased the 

parcel next door, addressed as 802 East Trail Ridge Avenue. The properties remain separate parcels. Randy and 

Sue Edwards own both parcels and wish to keep them separate. The developed property has an existing single-

family home built on it, as well as an attached garage. The undeveloped lot is landscaped with no buildings. At 

street view, it appears as if it were one lot, as the landscaping ties into 800 East Trail Ridge Avenue. The applicant 

is requesting a variance to allow the construction of a 10’ x 14’ shed on 802 East Trail Ridge Avenue with no 

primary structure on site.    
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  August 27, 2025 
 

 

CODE SECTIONS RELATED TO THE REQUESTED VARIANCE: 
§165.04(2)(B) Accessory Buildings and Structures. 

 

  
ABOVE: Site plan of the property showing the requested accessory structure variance. The RED square shows the location 

of the proposed shed. 

 

ANALYSIS: 

Variances are designed to grant relief from the Ordinance, which if strictly imposed would deny a property owner 

reasonable use of the land and would therefore create undo hardship. An applicant is required to prove that a 

hardship exists by demonstrating that the overall integrity of the area will not be diminished, a reasonable use 

cannot be made, the situation is unique, and the hardship is not self-imposed. Randy and Sue Edwards, the 

property owners, have submitted the attached Board of Adjustment application form dated August 14, 2025, 

stating arguments in favor of the requested variance. Notice of the proposed variance request was mailed to 

surrounding property owners within a 200-foot radius on Friday August 22, 2025. At the time this report was 

written, staff has not received any correspondence for or against the request.  

 

Hardship 

In order to prove that a hardship exists and is not self-imposed, the applicants must prove that a literal interpretation 

of the provisions of the Ordinance deprive the applicants’ rights commonly enjoyed by other properties in the same 

district. The applicant has noted the desire to create additional living space to enjoy as a place to read, craft and relax.  

Uniqueness 

In order to prove that the requested variance is unique to the property, the applicants must indicate proof of special 

conditions and circumstances that exist which are peculiar to the land, structure, or building involved and which are 
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not applicable to other lands, structures or buildings. The applicants purchased their parcel in 2007 and by 2011 when 

the adjacent parcel hadn’t sold or was constructed, they purchased the lot for extra space. The desire is to keep the 

parcels separate but integrate the uses together for one cohesive use and “lot.” The owners have landscaped the 

adjacent parcel with trees and re-seeding and has the appearance of one lot.  

Public Interest and Integrity 

The applicant has noted that the granting of the variance will not be contrary to the public interest or overall 

neighborhood integrity. The shed will be located 130’ from the front property line and will meet all setback 

requirements for accessory structures.  

Staff Recommendation 

Staff recommends approval of the variance request as presented. 

 

General findings of fact: 

 

• The applicant wishes to construct a 10’ x 14’ shed on the adjacent parcel (802 E Trail Ridge Ave) 

• Accessory structures are not permitted on lots without primary structures. The owners will not be 

developing the parcel. 

• The owners purchased the lot in 2011 to use as an extension of their lot. Their desire is to keep the lots 

separate but cohesive  

•  

 

If there is information related to the application that has not been included with the packet that you feel would be 

beneficial to have available to you at the meeting, please contact me with those items and I will attempt to arrange for 

their availability. 

 

CITY OF INDIANOLA 

Bill Mettee 

Senior Planner 

 

 

Attachments 

I. Completed Board of Adjustment Application – Dated 08/14/2025 

II. Public Notice sent by City – 08/22/2025 
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I certify that the information and exhibits submitted are true and correct to the best of my knowledge and that in filing this appli-
cation I am acting with the knowledge, consent and authority ofthe owner(s) ofthe property, Pursuant to said authority, I here-
by permit City to enter

Name (printedl Sue E. Edwards

upo! the ploperty for the purpose of inspection related to this application,t &t"'-u
s lqf asDate

APPEAL

Submittal Req uirements:

All submittal requirements must be completed.

Incomplete opplicotions will not be considered

tr Completed Application

tr Filing Fee: $300 per request

tr Written narrative indicating where it is alleged

there is error in any order, requirement,

decision, or determination made by the

Administrative Officer in the enforcement of

this Code of Ordinances of lndianola, lowa .

tr Other lnformation as required by Director

PROPERTY OWNER

(Last Name)

(First Name)

Edwards

Randy & Sue Ellen

(Address) 800/802 E Trail Ridge Place

(city) lndianola (st.t") lA (zip ) 
50125

(Phone) 515-669-8190 rrmail) sedwardsS00@gmail.com

BOARD OF ADJUSTMENT APPTICATION

I

I SPECTAL USE PERMTT

Submittal Requirements:

All submittal requirements must be completed,

lncomplete applications will not be considered

tr Property Address:

tr CompletedApplication

tr Filing Fee: $EOOper request

tr Site Plan and Elevations as outlined in 155.06

tr Written narrative indicating the special use

permit sought and response to the criteria

outlined in Section 165.02(3XB)(3XcXv) of the

Code of Ordinances of Ordinances of lndianola,

lowa

tr Other lnformation as required by Director

APPLICANT (if not Propertv Ownerl
(Last Name)

(First Name)

(City) (State)-(zip
(Address)

)

(Phone) (Email)

Community Development
110 North 1't Street, lndianola, lowa 50125-0299

(515) 961-9430 r comdev@indianolaiowa.sov

FOR OFFICE USE ONLY:

Date Received

Receipt No:

Receipt Amou
B0A Agenda Date

code to 45180

VARIANCE

Submittal Requirements:

Allsubmittal requirements must be completed,

lncomplete applicotions will not be considered

E Property Address:
802 E Trail Ridge Place

E Completed Application

E Filing Fee: 5300 per request

E Site Plan and Elevations

E Written narrative indicating justification for
proposed variance and response to the criteria

outlined in Section 165.02(3XB)(3)(b)of the

Code of Ordinances of lndianola, lowa

El Other lnformation as required by Director
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August 15,2025

City of lndianota - Board of Adjustment

RE: Requestforwaiver

I am requesting permission to have a new 1O'x14'shed ptaced on my property. This shed

witt be buitt etsewhere and witt be del.ivered to this site.

This property is located at 802 Trait Ridge Place. Mywife (Sue) and I own this tot and it is

immediatel.y adjacent to the lot where our home is located (800 East Trait Ridge Ptace).

We purchased this empty tot some years ago and have reseeded it, ptanted numerous

trees and shrubs and created severat smaLt ftower gardens. We presentty have a smatl

arbor that I constructed quite a few years ago on this property. This witt be replaced with
the proposed shed we are proposing.

This shed witt be 1A'x14'in size. lt witt be brand new and wi[[ have numerous windows, a

singte watk-in door and a smatt covered front porch. lt witt have asphatt shingtes on the

roof and witt have horizontal siding to match our house. lt witt be ptaced on a concrete slab.

It witt be used as a ptace to read, work on crafts and retax.

It witt not be used to store chemicats, vehicles or equipment.

We thank you for your consideration.

Respectfutty,

k"?)4amdrka*A^4nU
,YtJ-e-

Randy & Sue Edwards
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11O N. F irst  Street •   PO Box 299  •   Indianola,  Iowa 5O125  •   Phone:  (515) 961-941O  •   
www.indianolaiowa.gov 

  

 

 

 

 

 

NOTICE OF PUBLIC HEARING 
 

August 21, 2025 

 
Re:  Proposed Variance – 800 & 802 East Trail Ridge Place 

 

Dear Property Owner: 

 

The City of Indianola has received a variance application from Randy and Sue Edwards, property 

owners of 800 & 802 East Trail Ridge Place, which is located north of Hillcrest Avenue and east of 

North 6th Street. The owner has filed for a variance from §165.04(2)(B) of the Indianola Municipal 

Code which states that “No accessory structure shall be constructed upon a lot until the construction 

of the main or principal building has been commenced….” The applicant is requesting the variance to 

permit an accessory structure on a lot with no principal structure.  
 

The Indianola Board of Adjustment will hold a public hearing at 6:00 p.m., Wednesday, September 3, 

2025, at Indianola City Hall, City Council Chambers, 110 North 1st Street, Indianola, IA.  

 
§165.02 of the Indianola Municipal Code states that the Board of Adjustment has the power to “To 

grant a variance from the terms of the Zoning Ordinance when a property owner can show that the 

owner’s property was acquired in good faith and where by reason of exceptional narrowness, 

shallowness, or shape of a specific piece of property, or where by reason of exceptional topographical 

conditions or other extraordinary or exceptional situation, the strict application of the terms of the 

Zoning Ordinance actually prohibits the use of such property in a manner reasonably similar to that of 

other property in the same district, and where the Board is satisfied under the evidence before it that 

a literal enforcement of the provisions of the Zoning Ordinance would result in unnecessary hardship; 

provided, however, all variations granted under this clause shall be in harmony with the general 

purpose and intent of the Zoning Ordinance..” Such a variance cannot be granted unless it meets 
certain criteria. 

 

All interested parties are invited to attend the public hearing and express their opinions pro or con.  

Any written comments received on or before this date by the City Zoning Administrator will be 

considered to be part of the hearing as well.  If you have any questions concerning the application or if 

you would like additional information, please call the Community Development Department at 515-961-

9430. 

 

Sincerely, 

 
Bill Mettee 

Senior Planner 
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ABOVE: Subject property (outlined in RED). 
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COMMUNITY DEVELOPMENT DEPARTMENT 

110 North 1st Street 

Indianola, IA 50125 

 

STAFF REPORT 
 

 

TO: Board of Adjustment PREPARED BY: Bill Mettee, Senior Planner 

RE:   2201 North Jefferson Way DATE:  August 29, 2025 

 

GENERAL INFORMATION: 

Applicant / Owner: IVC Properties, LLC 

Requested Action(s) Variance from §165.04(2)(F) and §165.05(5)(F) of the Indianola Municipal 

Code which states that “The outdoor storage of any materials, goods, 

shipping containers, construction equipment……is prohibited in all zoning 

districts except where expressly permitted by the zoning regulations” and 

“Accessory buildings shall match the architectural style and design of the 

principal structure. The exterior building materials shall also be similar and 

of identical quality as that found on the principal structure.” The applicant 

is proposing to place a shipping container on the property that does not 

meeting the building design guidelines.  

Location and Size: Addressed as 2201 North Jefferson Way, legally described as Part of 

Blocks B, C, D, E of Fairacres, which is located north of north of East Trail 

Ridge Avenue and west of North Jefferson Way, containing 4.51 acres.  

 

Land Uses and Zoning: 

Location Existing Land Use Comprehensive Plan Current 

Zoning 

Property in Question Veterinary Clinic Regional Mixed-Use C-2 

North Vacant / Undeveloped Low-Density Residential C-2 / A-1 

South Emerald Bay Planned Unit Development PUD 

East General Commercial Regional Mixed-Use C-2 

West Vacant / Undeveloped Low-Density Residential A-1   

 

BACKGROUND: 
The subject property is located at the northwest corner of the intersection of East Trail Ridge Avenue and North 

Jefferson Way. The property is zoned C-2 Highway Commercial and is approximately 4.51-acres in area. The 

owner is adding a pet cremation service to the business with the incinerator located within a prefabricated metal 

shipping container. These types of containers are only permitted in the M-2 zoning district and are therefore 

prohibited in the C-2 zoning district. The owner applied for a building permit for an accessory structure that was 

originally proposed to be stick-built. The project was unfeasible due to fire and life-safety concerns and fire 

protection requirements, so the next and safest option is a metal container. The container vastly improves the 

fire and life-safety components, however, it’s just not permitted in this zoning district. City staff has worked with 

the owner to ensure the container will be screened from public view by way of landscaping and/or fencing. The 
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  August 29, 2025 
 

 

owner has also indicated that they might wrap the container in brick to match the façade of the principal 

structure. As it stands, the variance request is two-fold: To permit a shipping container in the C-2 district and to 

permit the structure to remain as is architecturally and not match the façade of the primary structure.  

 

Furthermore, the owner has submitted and received permission from the Iowa Department of Natural Resources 

(IDNR) for their Air Quality Construction Permit, demonstrating compliance with the residual effects of the 

cremation process, including emissions, odors, smoke and the like as well as maintaining records showing 

continued compliance. The permit is included in the packet.  

 

An external review of the situation recommended adding Animal Cremation Services as a Special Use in the C-2 

district to add additional review and possible conditions to any future animal cremation proposals within the City. 

Additionally, should the owner of this property modify the cremation services in any way, they would then be 

required to apply for a Special Use Permit from the Board of Adjustment, after the code amendment takes effect.  

 
CODE SECTIONS RELATED TO THE REQUESTED VARIANCE: 
§165.04(2)(F) “

§165.04(2)(F) “

 

  
ABOVE: Site plan of the property showing the requested variance. The RED squares shows the location of the proposed 

shipping container. 
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  August 29, 2025 
 

 

 

ANALYSIS: 

Variances are designed to grant relief from the Ordinance, which if strictly imposed would deny a property owner 

reasonable use of the land and would therefore create undo hardship. An applicant is required to prove that a 

hardship exists by demonstrating that the overall integrity of the area will not be diminished, a reasonable use 

cannot be made, the situation is unique, and the hardship is not self-imposed. IVC Properties, LLC, the property 

owners, have submitted the attached Board of Adjustment application form dated August 18, 2025, stating 

arguments in favor of the requested variance. Notice of the proposed variance request was mailed to surrounding 

property owners within a 200-foot radius on Wednesday August 22, 2025. At the time this report was written, 

staff has not received any correspondence for or against the request.  

 

Hardship 

In order to prove that a hardship exists and is not self-imposed, the applicants must prove that a literal interpretation 

of the provisions of the Ordinance deprive the applicants’ rights commonly enjoyed by other properties in the same 

district. The Zoning Ordinance permits Veterinary Services (without overnight kenneling) in the C-2 district but 

doesn’t expressly call out animal cremation services as permitted under this use. The hardship was attempting to 

construct the incinerator facility in a stick-built building and coming to realize just how large the facility would then be 

and how much fire protection would be needed to safely house the incinerator. The project became unfeasible unless 

allowed in a metal container.  

Uniqueness 

In order to prove that the requested variance is unique to the property, the applicants must indicate proof of special 

conditions and circumstances that exist which are peculiar to the land, structure, or building involved and which are 

not applicable to other lands, structures or buildings. Indianola Veterinary Clinic is one of the few clinics in town and 

the only one proposing to provide animal cremation services. The clinic is undergoing some other improvements as 

part of the Emerald Bay development and looking to expand their services. The lot is 4.51-acres in area, located on 

the north edge of town. The containers are not visible from East Trail Ridge Avenue, but they are visible from 

Highway 65/69. As part of the project, staff has asked the owner to implement some type of screening to prevent its 

visibility from the public way.  

Public Interest and Integrity 

One of City staff’s initial concerns was smoke and odors created from the cremation process. The approved IDNR 

permits show the owner will demonstrate compliance with all required regulations and stay within the allotted 

thresholds to provide this service. Generally speaking, it’s the mental component of the process that is eerie for the 

public but the owner is following all IDNR requirements to ensure compliance and as little effect as possible outside 

the property.  

 

Staff Recommendation 

Staff recommends approval of the variance request as presented. 

 

General findings of fact: 

 

• The applicant is proposing to add animal cremation services as a service to the veterinary clinic.  

• The owner worked with City staff to try constructing a stick-built building to house the incinerator but was 

unrealistic and financially unfeasible.  

• Due to fire and life safety concerns, the owner proposed a pre-fabricated metal shipping container to house 

the facility. The shipping container is on the property and has been approved for use.  
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• Shipping containers are not permitted within the C-2 zoning district – only in M-2 zoned parcels. 

• Additionally, the container does not meet the building design standards for accessory structures, as it is only 

metal and not similar materially to the principal structure.   

 

If there is information related to the application that has not been included with the packet that you feel would be 

beneficial to have available to you at the meeting, please contact me with those items and I will attempt to arrange for 

their availability. 

 

CITY OF INDIANOLA 

Bill Mettee 

Senior Planner 

 

 

Attachments 

I. Completed Board of Adjustment Application – Dated 08/18/2025 

II. Public Notice sent by City – 08/22/2025 
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 Dentons Davis Brown PC 
The Davis Brown Tower 

215 10th Street, Suite 1300 
Des Moines, IA 50309 

United States 

dentons.com 

 
 

#4834659 

MEMORANDUM
 
To: City of Indianola – Board of Adjustments    
 
From: Kate Simon and Scott Brennan – attorneys for Drs. Tanner Sandy and Jennifer Stumpf 
 
Date: August 19, 2025  
 
Subject: Indianola Veterinary Clinic Zoning Variance Request 
 

BACKGROUND: 

 IVC Properties, LLC is the deed holder for Indianola Veterinary Clinic located at 2201 N Jefferson Way, 
Indianola, Iowa 50125 (“Clinic”).  The Clinic is run and operated by Drs. Tanner Sandy and Jennifer Stumpf.  The 
Clinic is currently zoned Class C2 – Highway Commercial, which is consistent with the zoning required for a 
veterinary clinic and has been in continuous operation under IVC Properties, LLC, since 2016, and a veterinary clinic 
has operated on that site for more than thirty (30) years.  The Clinic seeks to expand its services to include on-site pet 
cremation, which requires the installation of a large batch incinerator behind the Clinic.  Although the Clinic use is 
already permitted under the commercial zoning classification, the cremation service represents an additional 
component that is not expressly listed in the district’s permitted uses. For that reason, the clinic is applying for a 
variance as requested by the City of Indianola (“City”), even though the prior mayor and city manager have indicated 
their approval of the installation of an incinerator. Based on various communications with city staff approving the 
crematorium, the incinerator has already been installed, and the Clinic has relied on city staff’s assurances to pay over 
$135,000 to have this built and installed.  The incinerator is fully functioning and operating in accordance with the 
approvals previously received.  Dr. Sandy obtained permits from the City for the construction of the building that 
houses the incinerator and from the Department of Natural Resources for the cremation equipment.  This application 
to the Indianola Board of Adjustment complies with the requirements set forth in Section 165.02(3)(B)(3)(b) of the 
Code of Ordinances of Indianola.1  

 
1     To grant a variance from the terms of the Zoning Ordinance when a property owner can show that the owner’s property was 

acquired in good faith and where by reason of exceptional narrowness, shallowness, or shape of a specific piece of property, 
or where by reason of exceptional topographical conditions or other extraordinary or exceptional situation, the strict 
application of the terms of the Zoning Ordinance actually prohibits the use of such property in a manner reasonably similar to 
that of other property in the same district, and where the Board is satisfied under the evidence before it that a literal enforcement 
of the provisions of the Zoning Ordinance would result in unnecessary hardship; provided, however, all variations granted 
under this clause shall be in harmony with the general purpose and intent of the Zoning Ordinance. Furthermore, the following 
findings shall be made in order to grant a variance: 

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

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

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

ordinance to other lands, structures, or buildings in the same district. No nonconforming use of neighboring lands, structures 
or buildings in other districts shall be considered grounds for the issuance of a variance.  
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APPLICATION OF 165 CITY OF INDIANOLA ZONING ORDINANCE 

 Indianola Ordinance 165 covers zoning regulations.  Under Section 165.02(3)(B)(3)(b), the Board of 
Adjustment may grant a variance where strict application of the ordinance would result in “unnecessary hardship,” 
provided certain findings are made: 

1. This property is already dedicated to animal health services.  Cremation is incidental to veterinary care and 
is not a stand-alone commercial use. 165.02(3)(B)(3)(b)(i). 

2. Prohibiting cremation would unfairly limit the Clinic’s ability to serve clients. 165.02(3)(B)(3)(b)(ii). 
3. The restrictions arise from the ordinance language and not from the Clinic’s actions. 165.02(3)(B)(3)(b)(iii). 
4. Approval of the variance allows a natural extension of the existing use and does not permit a fundamentally 

different use or broader commercial activity. 165.02(3)(B)(3)(b)(iv). 
 
In addition, the ordinance requires that all variances remain in harmony with the general purpose and intent 

of the zoning regulations. In this case, the proposed cremation service remains consistent with the clinic’s primary 
commercial purpose, does not conflict with surrounding land uses, and aligns with community expectations. 

Lastly, the Clinic has acted in good faith reliance on approvals and guidance from the City. Specifically, 
Jacob Meshke confirmed that previous and current staff members allowed  the crematorium under current zoning as 
it was deemed to fit or relate to the already established veterinary use at the site.  The prior mayor, Stephanie Erickson, 
approved the crematorium stating “a new building would bring additional taxable valuation” and it would “better serve 
the community” by including care for animals at Kya Koda Humane Society. Tim Little, the City inspector, advised  
Dr. Sandy he could move forward with construction and that an exception was being made to allow the project. City 
planner, Emily Rizvic indicated that when cremation is for animals that it is part of common veterinary services 
allowed in C2 zoning.  As Mr. Little has recommended that the Clinic now apply for a variance, the Clinic is again 
relying on recommendations made by city officials and is acting in good faith to complete this process.  

The correspondence also suggests that a wall surrounding the structure containing the crematorium might be 
preferred. However, this request is beyond the scope of what the Board of Adjustment can require, as the site plan for 
the property has already been reviewed and approved by the City.2 At no point during that approval process was a 
wall identified as a condition or requirement. The only issue properly before the Board is whether to grant a variance 
to allow the continued operation of the crematorium in connection with the existing veterinary clinic. For these 
reasons, the request for a variance to permit pet cremation services at the existing clinic is squarely within the Board’s 

 
               In granting any variance, the Board may prescribe appropriate conditions and safeguards in conformity with this 

Ordinance. Violation of any such conditions and safeguards shall be deemed a violation of this Ordinance. Under no 
circumstances shall the Board grant a variance to allow a use not permissible under the terms of the Zoning Ordinance in the 
district involved, or any use expressly or by implication prohibited by the terms of the Zoning Ordinance in said district. 

               If relevant and applicable, the Board may prescribe a time limit within which the action for which the variance is required 
shall begin or be completed, or both. Failure to begin or complete, or both, such action within the time limit shall void the 
variance. If no time limit is set by the Board and if relevant to the variance, then the granted variances shall become void 
eighteen months after the date of the Board approval unless a building permit has been issued for the construction provided 
for by the variance. In the event the building permit for the construction provided for by the variance expires or is canceled, 
then the variance approval shall become void. 

 
2  Section 165.02(3)(B)(3). 
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authority and meets the applicable standards for approval. We respectfully request that the variance be granted without 
the imposition of additional conditions beyond those already addressed in the approved site plan. 

Yours Truly, 

 

Kate M. Simon 
Attorney for Drs. Tanner Sandy and Jennifer Stumpf 

 
Attachments: 
 
Application 
Site maps 
Permits 
Communications 
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11O N. F irst  Street •   PO Box 299  •   Indianola,  Iowa 5O125  •   Phone:  (515) 961-941O  •   
www.indianolaiowa.gov 

  

 

 

 

 

 

NOTICE OF PUBLIC HEARING 
 

August 21, 2025 

 
Re:  Proposed Variance – 2201 North Jefferson Way 

 

Dear Property Owner: 

 

The City of Indianola has received a variance application from IVC, LLC, property owners of 2201 

North Jefferson Way, which is located west of North Jefferson Way and north of East Trail Ridge 

Avenue. The owner has filed for a variance from §165.04(2)(F) and §165.05(5)(F) of the Indianola 

Municipal Code which states that “The outdoor storage of any materials, goods, shipping containers, 

construction equipment……is prohibited in all zoning districts except where expressly permitted by 

the zoning regulations” and “Accessory buildings shall match the architectural style and design of the 
principal structure. The exterior building materials shall also be similar and of identical quality as that 

found on the principal structure.” The applicant is requesting the variance to permit a shipping 

container accessory structure that won’t adhere to the architectural guidelines for accessory buildings.  
 

The Indianola Board of Adjustment will hold a public hearing at 6:00 p.m., Wednesday, September 3, 

2025, at Indianola City Hall, City Council Chambers, 110 North 1st Street, Indianola, IA.  

 

§165.02 of the Indianola Municipal Code states that the Board of Adjustment has the power to “To 

grant a variance from the terms of the Zoning Ordinance when a property owner can show that the 

owner’s property was acquired in good faith and where by reason of exceptional narrowness, 

shallowness, or shape of a specific piece of property, or where by reason of exceptional topographical 

conditions or other extraordinary or exceptional situation, the strict application of the terms of the 

Zoning Ordinance actually prohibits the use of such property in a manner reasonably similar to that of 

other property in the same district, and where the Board is satisfied under the evidence before it that 
a literal enforcement of the provisions of the Zoning Ordinance would result in unnecessary hardship; 

provided, however, all variations granted under this clause shall be in harmony with the general 

purpose and intent of the Zoning Ordinance..” Such a variance cannot be granted unless it meets 

certain criteria. 

 

All interested parties are invited to attend the public hearing and express their opinions pro or con.  

Any written comments received on or before this date by the City Zoning Administrator will be 

considered to be part of the hearing as well.  If you have any questions concerning the application or if 

you would like additional information, please call the Community Development Department at 515-962-

9430. 
 

Sincerely, 

Bill Mettee 

Senior Planner 
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ABOVE: Subject property (outlined in RED). 
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COMMUNITY DEVELOPMENT DEPARTMENT

110 North 1st Street

Indianola, IA 50125

STAFF REPORT

TO: Board of Adjustment PREPARED BY: Bill Mettee, Senior Planner

RE:   1306 North 9th Street DATE: August 29, 2025

GENERAL INFORMATION:

Applicant / Owner: Nicholas and Brittni Horstman

Requested Action(s) Variance from §165.04 of the Indianola Municipal Code which states that 

“Accessory buildings and structures within 10 feet from any principal 

structure must meet the setback standards required of the principal 

structure.” The applicant wishes to install an in-ground pool 6’ from the 

principal structure and 10’ from the rear property line.  

Location and Size: Addressed as 1306 North 9th Street, property legally described as Lot 3 of 

Lincoln Ridge Plat 4, which is located north of East Iowa Avenue and east 

of North Jefferson Way, containing 0.23 acres. 

Land Uses and Zoning:

Location Existing Land Use Comprehensive Plan Current 

Zoning

Property in Question Single Family Residential   Low-Density Residential R-2 

North Single Family Residential   Low-Density Residential R-2

South Single-Family Residential Low-Density Residential R-2

East Public Trail Low-Density Residential R-2

West Single Family Residential Low-Density Residential R-2  

BACKGROUND:
The subject property is located near the intersection of North 9th Street and East Madison Avenue. The property 

is approximately 80’ x 135’ and 0.23-acres in area. The property has an existing single-family home built on it, as 

well as an attached garage. The applicant is requesting a variance to allow the construction of a 15’ x 39’ in-ground 

pool. The pool is proposed to be 6’ 1” from the covered patio of the principal structure, which requires 

compliance with the setbacks for principal structures. The pool is proposed to be 10’ 1” from the rear property 

line, where 35’ would be required. The applicant is requesting a variance of 24’ 11” to comply with the setbacks. 

CODE SECTIONS RELATED TO THE REQUESTED VARIANCE:

§165.04 Accessory Buildings and Structures. “Accessory buildings and structures within 10 feet 

from any principal structure must meet the setback standards required of the principal structure.”
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ABOVE: Site plan of the property showing the requested accessory structure variance. The RED square shows the location 

of the proposed in-ground pool.

ANALYSIS:

Variances are designed to grant relief from the Ordinance, which if strictly imposed would deny a property owner 

reasonable use of the land and would therefore create undo hardship. An applicant is required to prove that a 

hardship exists by demonstrating that the overall integrity of the area will not be diminished, a reasonable use 

cannot be made, the situation is unique, and the hardship is not self-imposed. Nicholas and Brittni Horstman, the 

property owners, have submitted the attached Board of Adjustment application form dated August 20, 2025, 

stating arguments in favor of the requested variance. Notice of the proposed variance request was mailed to 

surrounding property owners within a 200-foot radius on Friday August 22, 2025. At the time this report was 

written, staff has not received any correspondence for or against the request. 

Hardship

In order to prove that a hardship exists and is not self-imposed, the applicants must prove that a literal interpretation 

of the provisions of the Ordinance deprive the applicants’ rights commonly enjoyed by other properties in the same 

district. In-ground pools are considered accessory structures, though they are at grade and don’t protrude from the 

ground. At some point, owners of the home constructed a covered porch on the rear of the home and made it part 

of the principal structure. The structure currently has a 30’ rear yard setback, where 35’ is now required. Placing the 

pool anywhere on the rear of the lot would trigger this requirement and require a variance. 

Uniqueness

In order to prove that the requested variance is unique to the property, the applicants must indicate proof of special 

conditions and circumstances that exist which are peculiar to the land, structure, or building involved and which are 

not applicable to other lands, structures or buildings. Most freestanding accessory structures (sheds) would be able to 

be placed on this property and not be within 10’ of the principal structure and meet the required 5’ setback 

requirement.  In-ground pools are at grade and don’t require other elements such as building materials. 
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Public Interest and Integrity

There are no obvious detriments to the public interest by installing a pool. The pool will be bonded and inspected by 

professionals.  

Staff Recommendation

Staff recommends approval of the variance request as presented.

General findings of fact:

• The applicant wishes to construct a 15’ x 39’ in-ground pool in the rear yard.

• Accessory structures that are located within 10’ of the principal structure must meet the setback 

requirements of the principal structure. 

• The pool will be 6’ from the primary structure and 10’ from the rear lot line. 

• Installing a pool is not detrimental to the neighborhood or general public and is a use commonly enjoyed by 

homeowners. 

If there is information related to the application that has not been included with the packet that you feel would be 

beneficial to have available to you at the meeting, please contact me with those items and I will attempt to arrange for 

their availability.

CITY OF INDIANOLA

Bill Mettee

Senior Planner

Attachments

I. Completed Board of Adjustment Application – Dated 08/20/2025

II. Public Notice sent by City – 08/22/2025
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11O N. First  Street �  PO Box 299  �  Indianola,  Iowa 5O125  �  Phone: (515) 961-941O  �  

www.indianolaiowa.gov

NOTICE OF PUBLIC HEARING

August 21, 2025

Re:  Proposed Variance – 1306 North 9th Street

Dear Property Owner:

The City of Indianola has received a variance application from Joseph and Kristi Kerner, property 

owners of 1008 North 7th Court, which is located east of North Jefferson Way and south of East 

Kentucky Avenue. The owner has filed for a variance from §165.04(2)(D)(7) of the Indianola Municipal 

Code which states that “Accessory buildings and structures within 10 feet from any principal structure 

must meet the setback standards required of the principal structure.” The applicant is requesting the 

variance to permit an inground pool that would not meet the rear yard setback.

The Indianola Board of Adjustment will hold a public hearing at 6:00 p.m., September 3, 2025, at 

Indianola City Hall, City Council Chambers, 110 North 1st Street, Indianola, IA. 

§165.02 of the Indianola Municipal Code states that the Board of Adjustment has the power to “To 

grant a variance from the terms of the Zoning Ordinance when a property owner can show that the 

owner’s property was acquired in good faith and where by reason of exceptional narrowness, 

shallowness, or shape of a specific piece of property, or where by reason of exceptional topographical 

conditions or other extraordinary or exceptional situation, the strict application of the terms of the 

Zoning Ordinance actually prohibits the use of such property in a manner reasonably similar to that of 

other property in the same district, and where the Board is satisfied under the evidence before it that 

a literal enforcement of the provisions of the Zoning Ordinance would result in unnecessary hardship; 

provided, however, all variations granted under this clause shall be in harmony with the general 

purpose and intent of the Zoning Ordinance..” Such a variance cannot be granted unless it meets 

certain criteria.

All interested parties are invited to attend the public hearing and express their opinions pro or con.  

Any written comments received on or before this date by the City Zoning Administrator will be 

considered to be part of the hearing as well.  If you have any questions concerning the application or if 

you would like additional information, please call the Community Development Department at 515-961-

9430.

Sincerely,

Bill Mettee

Senior Planner
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ABOVE: Subject property (outlined in RED).
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COMMUNITY DEVELOPMENT DEPARTMENT 

110 North 1st Street 

Indianola, IA 50125 

 

STAFF REPORT 
 

 

TO: Board of Adjustment PREPARED BY: Bill Mettee, Senior Planner 

RE:   1208 South H Street DATE:  August 29, 2025 

 

GENERAL INFORMATION: 

Applicant / Owner: Gary and Lynn Ripperger 

Requested Action(s) Variance from §165.07(3)(A)(4) of the Indianola Municipal Code which 

states that “All driveways, access drive, and off-street parking and loading 

areas shall be paved with HMA, PCC or pavers.” The applicant wishes to 

construct a secondary driveway with gravel.  

Location and Size: Addressed as 1208 South H Street, which is located north of West 12th 

Avenue and west of South G Street, containing 1.58 acres.  

 

Land Uses and Zoning: 

Location Existing Land Use Comprehensive Plan Current 

Zoning 

Property in Question Single Family Residential    Low-Density Residential R-1 

North Vacant / Undeveloped Low-Density Residential R-1 

South Single-Family Residential Low-Density Residential R-1 

East Single-Family Residential Low-Density Residential R-1 

West Vacant / Undeveloped Low-Density Residential A-1   

 

BACKGROUND: 
The subject property is located at the end of South H Street at its terminus. The property is approximately 165’ x 

425’ and 1.58-acres in area. The owner is currently building a home on the property as well as a detached 

accessory structure. The primary driveway will extend from South H Street to the principal structure and will be 

paved. The applicant is requesting a variance to allow the second driveway to the accessory structure to be 

constructed with gravel.  

 
CODE SECTIONS RELATED TO THE REQUESTED VARIANCE: 
§165.07(3)(A)(4) “
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ABOVE: Site plan of the property showing the requested variance. The RED squares shows the location of the proposed 

house and accessory structure. The YELLOW arrows indicate the secondary driveway location proposed to be gravel. 

 

ANALYSIS: 

Variances are designed to grant relief from the Ordinance, which if strictly imposed would deny a property owner 

reasonable use of the land and would therefore create undo hardship. An applicant is required to prove that a 

hardship exists by demonstrating that the overall integrity of the area will not be diminished, a reasonable use 

cannot be made, the situation is unique, and the hardship is not self-imposed. Gary and Lynn Ripperger, the 

property owners, have submitted the attached Board of Adjustment application form dated August 19, 2025, 

stating arguments in favor of the requested variance. Notice of the proposed variance request was mailed to 

surrounding property owners within a 200-foot radius on Wednesday August 22, 2025. At the time this report 

was written, staff has not received any correspondence for or against the request.  

 

Hardship 

In order to prove that a hardship exists and is not self-imposed, the applicants must prove that a literal interpretation 

of the provisions of the Ordinance deprive the applicants’ rights commonly enjoyed by other properties in the same 

district. The applicant has noted the primary driveway will be paved and is asking for relief on the second driveway as 

its outlet is not the city streets or any intakes but rather the poured cement driveway.  

Uniqueness 

In order to prove that the requested variance is unique to the property, the applicants must indicate proof of special 

conditions and circumstances that exist which are peculiar to the land, structure, or building involved and which are 

not applicable to other lands, structures or buildings. The applicant has noted the size of the lot and length of 

requirement pavement to satisfy City code.  

Public Interest and Integrity 

The applicant has noted that the granting of the variance will not be contrary to the public interest or overall 

neighborhood integrity. The property abuts a mostly vacant property and won’t have any adverse effects.    
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Staff Recommendation 

Staff recommends approval of the variance request as presented. 

 

General findings of fact: 

 

• The applicant is currently constructing a home on this parcel with a detached accessory structure.  

• City Code states that all off-street parking areas and driveways are to be paved with HMA or PCC. 

• The applicant will be paving the primary driveway from the street to the house. He wishes to install a gravel 

driveway from the paved driveway to the accessory structure.  

 

If there is information related to the application that has not been included with the packet that you feel would be 

beneficial to have available to you at the meeting, please contact me with those items and I will attempt to arrange for 

their availability. 

 

CITY OF INDIANOLA 

Bill Mettee 

Senior Planner 

 

 

Attachments 

I. Completed Board of Adjustment Application – Dated 08/19/2025 

II. Public Notice sent by City – 08/22/2025 
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BOARD OF ADJUSTMENT APPTICATION
Community DeveloPment

110 North 1* Street, lndianola, lowa 50125-0299
(515) 961-9430 . comdev@indianolaiowa.sov

PROPERTY OWNER
RwpER.@K(Last Name)

(First Name)

o

(city)

0- t r)
(

APPLICANT (if not ProPertv Ownerl

(Last Name)

(First Namel

(Address)

(Phone)

(city)

APPEAL

Submittal Reouirements:

All submittol requirements must be completed.

tncomplete opplicotions will not be considered

tr Completed Application

tr Filing Fee: $399-psllgqge$
E Written narrative indicating where it is alleged

there is error in any order, requirement,

decision, or determination made by the

Administrative Officer in the enforcement of

this Code of Ordinances of lndianola, lowa .

E Other lnformation as required by Director

I SPECIAT USE PERMIT

Submittal Requirements:

All submittol requirements must be completed.

Incomplete applications will not be considered

E PropertyAddress:

E CompletedApplication

tr Filing Fee: 5300 Per request

E Site Plan and Elevations as outlined in 165.06

El Written narrative indicating the special use

permit sought and response to the criteria

outlined in Section 165'02(3XBX3XcXv) of the

Code of Ordinances of Ordinances of lndianola,

lowa

E Other lnformation as required by Director

Submittal Requirements:

All submittol requirements must be completed,

tncomplete opplications will not be considered

ffi/vrawncery

6o"nv
Lzot

Address:s.H. sl-
(t^(pl eted A p p I i ca t i o n

E'tiling Fee: $300 per request

E Site Plan and Elevations

E Written narrative indicating justification for

proposed variance and response to the criteria

outlined in Section 165.02(3XB)(3Xb) of the

Code of Ordinances of lndianola, lowa

D Other lnformation as required by Director

I certify that the information and exhibits submitted are true and correct to the best of my knowledge and that in filing this appli-

cation I am acting wlth the knowledge, consent and authority ofthe owner(s) ofthe property. Pursuant to said authority, I here-

by permit ciW the property for the purpose of inspection related to this application.

Name (printed) a( Date Y-lq.-z r

to 45180

Receipt Amount:
BOA Agenda Date:
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Proposed Variance on Lester shed for Gary Ripperger at 1208 S H St

I am in the middle of building a new home on this property. Tim Little has been out

severaltimes, we have allthe permits and qualified people building it.

In addition I want to put up a 40 X 30 Lester building. lt will have electricity and

heat(hanging gas), no plumbing nor AC. tt will only be used for my purposes(small

shop, storage, some equipment). will not be for commercial use.

I have 2 variance I need to ask for:

1. The location is not directly behind the structure, but off to the side and to the nofth

of the main structure. See approximate location in attached drawing. To the north

there are no houses but an open field. lt appears land locked so no houses could
probably never be built there. We are on about 1 3/4 acres. So variance #1 is for
permission to build in the location chosen. The land and fill dirt pad has been paid

for and they brought all the dirt in and packed it by Vanderpool.

2. Variance #2 request is for the short driveway from the poured cement drive to the

door of the Lester building. I request to be able to use gravel since its outlet is not the

city street but my poured cement driveway.

Thanks you,

Gary Ripperger. 51 5-250-1 421
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COMMUNITY DEVELOPMENT DEPARTMENT 

110 North 1st Street 

Indianola, IA 50125 

 

STAFF REPORT 
 

 

TO: Board of Adjustment PREPARED BY: Bill Mettee, Senior Planner 

RE:   112 East Detroit Avenue DATE:  August 29, 2025 

 

GENERAL INFORMATION: 

Applicant / Owner: Simpson College (Owner) | Spirit Holdings Company (Applicant) 

Requested Action(s) General Rule or Findings from Board of Adjustment that one 

nonconforming use of a structure may be changed to another 

nonconforming use of a structure, provided the proposed use is equally or 

more appropriate to the district than the existing nonconforming use. The 

applicant is requesting to utilize the structure for commercial uses, where 

commercial uses have occurred in the R-2 district.  

Location and Size: Addressed as 112 East Detroit Avenue, property legally described as the 

East 92’ and South 135’ of Lot 4 Block 2 of Ader’s Addition, which is 

located at the northwest corner of the intersection of North 1st Street and 

East Detroit Avenue, containing 0.29 acres.  

 

Land Uses and Zoning: 

Location Existing Land Use Comprehensive Plan Current 

Zoning 

Property in Question Commercial    Downtown Mixed-Use R-2  

North Multi-Family Residential    Medium to High-Density Residential  R-3 

South Simpson College Arts Facility Downtown Mixed-Use R-2 

East Multi-Tenant Commercial Regional Mixed-Use C-3 

West Multi-Family Residential  Medium to High-Density Residential  R-3  

 

BACKGROUND: 
The subject property is located on the northwest corner of North 1st Street and East Detroit Avenue. The 

property is approximately 95’ x 135’ and 0.29-acres in area. The property has an existing single-story building, 

built circa 1986, which Simpson College purchased in 2012, The property is zoned R-2 Single-Family Residential 

Attached District. Colleges and Universities are a Special Use within the R-2 district, therefore the zoning doesn’t 

raise concern. While zoned R-2, previous uses have not been residential in nature, rather commercially oriented, 

including communications and media studios.  

 

Simpson College has entered into a lease with Spirit Holdings Company to occupy the building for commercial 

uses, including medically supervised wellness clinic (med-spa) on the main story and a small catering operation in 

the basement. The med-spa will include IV hydration therapy, wellness treatments and other non-invasive 
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aesthetic services. The catering operation will operate under all applicable health and safety codes and support 

local culinary initiatives.  

 

A total of 17 parking spaces exist on the site. One space per 250 square feet of GFA is required for medical 

clinics, which would total 13 spaces required. The catering operation won’t be open to the public, therefore a 

parking requirement similar to a 1 space per employee is adequate.  

 
CODE SECTIONS RELATED TO THE REQUESTED VARIANCE: 
§165.04(5)(E)(3) NONCONFORMING USES OF STRUCTURE: “If no structural alterations are 
made, any nonconforming use of a structure, or structure and premise, may be changed to 
another nonconforming use, provided that the Board of Adjustment, either by general rule or by 
making findings in the specific case, shall find that the proposed use is equally appropriate or 
more appropriate to the district than the existing nonconforming use.”
 

  
ABOVE: Site plan of the property showing the requested appeal. The RED square shows the parcel 

 

ANALYSIS: 

The subject project is not a variance, a special use permit or an appeal. It most resembles an appeal but by 

definition, the Board of Adjustment is being asked to make a general rule or make findings that the proposal is 

compliant with the zoning ordinance related to nonconforming uses of structures. Simpson College and Spirit 

Holdings Company, the property owner and applicant, have submitted the attached Board of Adjustment 

application form dated August 20, 2025, stating arguments in favor of the requested appeal. Notice of the 

proposed variance request was mailed to surrounding property owners within a 200-foot radius on Friday August 

22, 2025. At the time this report was written, staff has not received any correspondence for or against the 

request.  
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Staff Recommendation 

Staff recommends approval of the request as presented. 

 

General findings of fact: 

 

• The property is zoned R-2 and Colleges and Universities are a permitted use in this district with a Special Use 

Permit.  

• Simpson College existed prior to the special use permit process. 

• Simpson College remains the owner of the property and proposes to lease the structure to Spirit Holdings 

Company. 

• While zoned R-2, it appears the structure was never used for student housing or other residential uses. 

Previous uses have been commercial in nature, including media and communications studios.  

• The future tenant proposes a change in commercial uses, including a small health clinic and catering operation.  

• The Board of Adjustment make a general rule or make findings that support a change from one 

nonconforming use of a structure to another nonconforming use of a structure.  

• Staff believes the uses are similar enough in nature and not an extreme enough difference to warrant denial of 

the request.  

 

If there is information related to the application that has not been included with the packet that you feel would be 

beneficial to have available to you at the meeting, please contact me with those items and I will attempt to arrange for 

their availability. 

 

CITY OF INDIANOLA 

Bill Mettee 

Senior Planner 

 

 

Attachments 

I. Completed Board of Adjustment Application – Dated 08/20/2025 

II. Public Notice sent by City – 08/22/2025 
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Community Development 
110 North 1st Street, Indianola, Iowa 50125-0299 

(515) 961-9430 • comdev@indianolaiowa.gov
BOARD OF ADJUSTMENT APPLICATION 

I certify that the information and exhibits submitted are true and correct to the best of my knowledge and that in filing this appli-
cation I am acting with the knowledge, consent and authority of the owner(s) of the property. Pursuant to said authority, I here-
by permit City officials to enter upon the property for the purpose of inspection related to this application.  

Signature____________________________________________________________ 

Name (printed) _______________________________________________________ Date ________________________ 

PROPERTY OWNER 

(Last Name) __________________________________________________________  

(First Name) __________________________________________________________ 

(Address) ____________________________________________________________  

(City) _______________________(State) ________(Zip)_______________________  

(Phone) _________________(Email) ______________________________________  

APPLICANT (if not Property Owner) 

(Last Name) __________________________________________________________  

(First Name) __________________________________________________________ 

(Address) ____________________________________________________________  

(City) _______________________(State) ________(Zip)_______________________  

(Phone) _________________(Email) ______________________________________  

FOR OFFICE USE ONLY: Code to 45180 

Date Received: __________________ 
Receipt No: _____________________ 
Receipt Amount: _________________ 
BOA Agenda Date: ________________ 

 APPEAL

Submittal Requirements: 

All submittal requirements must be completed. 

Incomplete applications will not be considered  

 Completed Application

 Filing Fee: $300 per request

 Written narrative indicating where it is alleged 
there is error in any order, requirement, 
decision, or determination made by the 
Administrative Officer in the enforcement of 
this Code of Ordinances of Indianola, Iowa .

 Other Information as required by Director

 SPECIAL USE PERMIT

Submittal Requirements: 

All submittal requirements must be completed. 

Incomplete applications will not be considered 

 Property Address: 
___________________________________

 Completed Application

 Filing Fee: $300 per request

 Site Plan and Elevations as outlined in 165.06
 Written narrative indicating the special use 

permit sought and response to the criteria 
outlined in Section 165.02(3)(B)(3)(c)(v) of the 
Code of Ordinances of Ordinances of Indianola, 
Iowa

 Other Information as required by Director

 VARIANCE

Submittal Requirements: 

All submittal requirements must be completed. 

Incomplete applications will not be considered  

 Property Address: 
___________________________________

 Completed Application

 Filing Fee: $300 per request

 Site Plan and Elevations

 Written narrative indicating justification for 
proposed variance and response to the criteria 
outlined in Section 165.02(3)(B)(3)(b) of the 
Code of Ordinances of Indianola, Iowa

 Other Information as required by Director

Mack R. Rankin 8/20/2025

Simpson College

701 N C Street

Indianola IA 50125

Rankin - Spirit Holdings Co LLC

Mack

13069 Garst Trail

Indianola IA 50125

5157299436 mack@spiritholdingsco.com

112 E Detroit Ave

✔

Page 70 of 73



Narrative Request for Variance 
Property Address: 112 E Detroit Ave, Indianola, IA 50125 
Zoning Classification: Residential 
Property Owner: Simpson College 
Applicant: Spirit Holdings Co. 

Spirit Holdings Co. respectfully requests a zoning variance for the property located at 112 E 
Detroit Ave, Indianola, IA 50125, currently zoned residential and owned by Simpson 
College. Spirit Holdings Co. has entered into a lease agreement with Simpson College to 
utilize the property for commercial purposes that will support community wellness and 
local enterprise. 

The proposed use includes a medically supervised wellness clinic (med-spa) on the ground 
level, offering services such as IV hydration therapy, medically guided wellness treatments, 
and other non-invasive aesthetic services. The basement level will be dedicated to a 
catering preparation kitchen, operating under all applicable health and safety codes, and 
supporting local culinary initiatives. 

The requested variance is essential to allow for adaptive reuse of the property while 
preserving the character of the neighborhood. The proposed operations are low-impact, 
wellness-focused, and community-serving, with minimal traffic disruption and a strong 
emphasis on maintaining the aesthetic and residential integrity of the surrounding area. 

We appreciate the Board’s consideration and respectfully request approval of this variance 
to allow for this innovative and community-enhancing use of the property. 

 

 

Mack R. Rankin, CEO 
Spirit Holding Company 
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NOTICE OF PUBLIC HEARING 
 

August 21, 2025 

 
Re:  Proposed Variance – 112 East Detroit Avenue 

 

Dear Property Owner: 

 

The City of Indianola has received a Board of Adjustment application from Spirit Holdings, LLC, 

proposed tenant of 112 East Detroit Avenue, owned by Simpson College, which is located north of 

East Detroit Avenue and west of North Jefferson Way. The owner has filed for a Board of Adjustment 

review from §165.04(5)(E)(3) of the Indianola Municipal Code which states that “If no structural 

alterations are made, any nonconforming use of a structure, or structure and premises, may be 

changed to another nonconforming use provided that the Board of Adjustment, either by general rule 
or by making findings in the specific case, shall find that the proposed use is equally appropriate or 

more appropriate to the district than the existing nonconforming use.” The applicant wishes to 

operate two commercial businesses in an R-2 zoning district.  
 

The Indianola Board of Adjustment will hold a public hearing at 6:00 p.m., Wednesday, September 3, 

2025, at Indianola City Hall, City Council Chambers, 110 North 1st Street, Indianola, IA.  

 

§165.02 of the Indianola Municipal Code states that the Board of Adjustment has the power to “To 

grant a variance from the terms of the Zoning Ordinance when a property owner can show that the 

owner’s property was acquired in good faith and where by reason of exceptional narrowness, 

shallowness, or shape of a specific piece of property, or where by reason of exceptional topographical 

conditions or other extraordinary or exceptional situation, the strict application of the terms of the 

Zoning Ordinance actually prohibits the use of such property in a manner reasonably similar to that of 

other property in the same district, and where the Board is satisfied under the evidence before it that 
a literal enforcement of the provisions of the Zoning Ordinance would result in unnecessary hardship; 

provided, however, all variations granted under this clause shall be in harmony with the general 

purpose and intent of the Zoning Ordinance..” Such a variance cannot be granted unless it meets 

certain criteria. 

 

All interested parties are invited to attend the public hearing and express their opinions pro or con.  

Any written comments received on or before this date by the City Zoning Administrator will be 

considered to be part of the hearing as well.  If you have any questions concerning the application or if 

you would like additional information, please call the Community Development Department at 515-961-

9430. 
 

Sincerely, 

Bill Mettee 

Senior Planner 
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ABOVE: Subject property (outlined in RED). 
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