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Date ........May 4,2015,

RESOLUTION SETTING DATE OF HEAMNG ON REQUEST FROM BROADLAWNS MEDICAL
CENTER TO REZONE PROPERTY LOCATED AT 1801 HICKMAN ROAD FROM "C-0"

COMMERCIAL RESffiENTIAL DISTRICT, "R-3" MULTIPLE FAMD.Y RESfflENTIAL DISTRICT,
AND "FW" FLOODWAY DISTRICT TO "PUD" PLANNED UNIT DEVELOPMENT DISTRICT

WHEREAS, the City Plan and Zoning Commission has advised that at a public hearing held on April 16, 2015, its
members voted 8-0-1 in support of a motion to recommend APPROVAL of a request from the Board of Trustees

of Broadlawns Medical Center (owner), represented by Jody Jenner (officer), to rezone property locally known as
1801 Hickman Road ("Property") from "C-0" Commercial Residential District, "R-3" Multiple Family Residential
District, and "FW" Floodway District to "PUD" Planned Unit Development District to allow construction of a

20,000 square-foot medical clmic and two (2) 15-unit, 3-story multiple-family dwellings for on-campus housing

for physicians in residency, and to recommend approval of the proposed "PUD" Conceptual Plan, on file with the

Community Development Department, with revisions as set forth in the Commission's recommendation; and

WHEREAS, the Property is legally described as follows:

THAT PART OF THE NORTH 650.00 FEET OF THE SOUTH 700.00 FEET OF LOTS 13 AND 14 IN
THE OFFICIAL PLAT OF GOVERNMENT LOTS 4 AND 5 IN SECTION 27, TOWNSfflP 79
NORTH, RANGE 24 WEST OF THE 5TH PM, DES MOINES, POLK COUNTY, IOWA; AND A
PORTION OF LOT 17, AND EXCEPT THE SOUTH 50.00 FEET, LOTS 18 AND 19 ALL IN THE
OFFICIAL PLAT OF THE EAST 1/2 OF THE NORTHWEST 1/4 AND THE SOUTHWEST 1/4 OF
THE SOUTHEAST 1/4, AND GOVERNMENT LOTS 3, 4, 5 AND 6 IN SECTION 28, TOWNSHIP 79
NORTH, RANGE 24 WEST OF THE 5TH P.M, DES MOINES, POLK COUNTS, IOWA; ALL OF
WHICH IS MORE ACCURATELY DESCRIBED AS FOLLOWS:
COMMENCING AT THE SOUTHWEST CORNER OF SECTION 27, TOWNSHIP 79 NORTH,
RANGE 24 WEST OF THE 5TH P.M, DES MOINES, POLK COUNTY, IOWA, SAID POINT BEING
THE SOUTHWEST CORNER OF LOT 14 IN THE OFFICIAL PLAT OF GOVERNMENT LOTS 4
AND 5 IN SECTION 27, TOWNSHIP 79 NORTH, RANGE 24 WEST, SAID POINT ALSO BEING
THE SOUTHEAST CORNER OF SECTION 28, TOWNSHIP 79 NORTH, RANGE 24 WEST OF THE
5TH P.M, DES MOmES, POLK COUNTY, IOWA, SAID POINT BEING THE SOUTHEAST
CORNER OF LOT 18 IN THE OFFICIAL PLAT OF THE EAST 1/2 OF THE NORTHWEST 1/4 AND
THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 AND GOVERNMENT LOTS 3, 4.5 AND 6 IN
SECTION 28, TOWNSHIP 79 NORTH, RANGE 24 WEST; THENCE NORTH 01°00'42" WEST
ALONG THE WEST LINE OF THE SOUTHWEST 1/4 OF SAID SECTION 27, SAID LINE BEDSTG
THE WEST UNE OF SAID LOT 14, SAID LINE ALSO BEING THE EAST LINE OF THE
SOUTHEAST 1/4 OF SAID SECTION 28, SAID LINE BEING THE EAST LINE OF SAID LOT 18,
50.00 FEET TO THE NORTH RIGHT-OF-WAY LINE OF HICKMAN ROAD. AS IT IS PRESENTLY
ESTABLISHED, AND TO THE POINT OF BEGINNING; THENCE NORTH 89°47'17" WEST
ALONG THE NORTH RIGHT-OF-WAY LINE OF SAID fflCKMAN ROAD, PARALLEL WITH
AND 50.00 FEET NORTH OF THE SOUTH LINE OF THE SOUTHEAST 1/4 OF SAID SECTION 28,
SAID LINE BEING PARALLEL WITH AND 50.00 FEET NORTH OF THE SOUTH LINE OF LOTS
18 AND 19, ALL IN SAID OFFICIAL PLAT OF THE EAST 1/2 OF THE NORTHWEST 1/4 AND
THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 AND GOVERNMENT LOTS 3, 4, 5, AND 6 IN
SECTION 28, TOWNSHIP 79 NORTH, RANGE 24 WEST, A DISTANCE OF 571.97 FEET; THENCE
NORTH 00°00'00" EAST, A DISTANCE OF 19.82 FEET; THENCE NORTH 17°56'16" EAST, A
DISTANCE OF 162.19 FEET; THENCE NORTH 00°00'00" EAST, A DISTANCE OF 170.90 FEET;
THENCE NORTH 20'17'17" EAST, 118.19 FEET; THENCE SOUTH 77° 10'14" EAST, 111.36 FEET;
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THENCE NORTH 27°26'02" EAST, A DISTANCE OF 121.43 FEET; THENCE NORTH 90°00'00"
EAST, A DISTANCE OF 1046.04 FEET TO A POINT ON THE EAST LINE OF SAID LOT 13;
THENCE SOUTH 01°00'55" EAST ALONG THE EAST LINE OF SAID LOT 13, A DISTANCE OF
545.08 FEET TO A POm- ON THE NORTH RIGHT-OF-WAY LINE OF SAID HICKMAN ROAD,
SAID POINT BEING 50.00 FEET NORTH OF THE SOUTHEAST CORNER OF SAID LOT 13, SAID
POINT ALSO BEING 50.00 FEET NORTH OF THE SOUTH LINE OF THE SOUTHWEST 1/4 OF
SAID SECTION 27; THENCE NORTH 89°41'37" WEST, PARALLEL WITH AND 50.00 FEET
NORTH OF THE SOUTH LINE OF SAID LOTS 13 AND 14, SAID LINE ALSO BEING THE SOUTH
LINE OF THE SOUTHWEST 1/4 OF SAID SECTION 27, A DISTANCE OF 739.20 FEET TO THE
POINT OF BEGINNING.
SAID TRACT OF LAND BEING SUBJECT TO AND TOGETHER WITH ANY AND ALL
EASEMENTS OF RECORD.
SAID TRACT OF LAND CONTAINS 15.301 ACRES MORE OR LESS.

NOW THEREFORE, BE IT RESOLVED, by the City Council of the City ofDes Moines, Iowa, as follows:

1. That the attached communication firom the Plan and Zoning Commission is hereby received and
filed.

2. That the meeting of the City Council at which the proposed rezoning is to be considered shall be
held in the Council Chambers, City Hall, Des Moines, Iowa, at 5:00 p.m. on May 18, 2015, at

which time the City Council will hear both those who oppose and those who favor the proposal.

3. That the City Clerk is hereby authorized and du-ected to cause notice of said proposal in the
accompanying form to be given by publication once, not less than seven (7) days and not more than

twenty (20) days before the date of hearing, all as specified in Section 362.3 and Section 414.4 of
the Iowa Code.

FORM APPROVED: MOVED BY TO ADOPT.

Glenna K. FraAk, Assistant City Attorney (ZON2015-00043)

COUNCIL ACTION

COWNIE

COLEMAN

GATTO

GRAY

HENSLEY

MAHAFFEY

MOORE

TOTAL

YEAS NAYS PASS ABSENT

MOTION CARRIED APPROVED

Mayor

CERTIFICATE

I, DIANE RAUH, City Clerk of said City hereby
certify that at a meeting of the City Council of said
City of Des Moines, held on the above date, among
other proceedings the above was adopted.

IN WITNESS WHEREOF, I have hereunto set my
hand and affixed my seal the day and year first
above written.

City Clerk
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CITY OF DES MOIHES1
COMMUNITY DEVELOPMENT

April 27, 2015

Honorable Mayor and City Council
City of Des Moines, Iowa

Members:

Communication from the City Plan and Zoning Commission advising that at their meeting
held April 16, 2015, the following action was taken regarding a request from Board of
Trustees Broadlawns Medical Center (owner) represented by Jody Jenner (officer) to
rezone property located at 1801 Hickman Road.

COMMISSION RECOMMENDATION:

After public hearing, the members voted 8-0-1 as follows:

Commission Action: Yes Nays Pass Absent
Dory Briles
JoAnne Corigliano
Jacqueline Easley
Tim Fitzgerald
Jann Freed
John "Jack" Hilmes
Greg Jones
Sasha Kamper
William Page
Jonathan Rosenbloom
Mike Simonson
CJ Stephens
Vicki Stogdill
Greg Wattier

x
x

x
x

x

x

x
x

recused himself

x
x

x
x

APPROVAL of staff recommendation Part A) the proposed rezoning be found not in
conformance with the existing Des Moines' 2020 Community Character Plan land use
designations of Public/Semi-Public and Park/Open Space; Part B) approval of an
amendment to the Des Moines' 2020 Community Character Plan to revise the future land
use designation from Public/Semi-Public and Park/Open Space to Neighborhood
Commercial Center; Part C) approval of the requested rezoning from "C-0" Commercial
Residential District, "R-3" Multiple Family Residential District, and "FW" Floodway District to
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"PUD" Planned Unit Development District, and Part D) approval of the proposed
"Broadlawns" PUD Conceptual Plan, subject to the following revisions:

(21-2015-4.08 & ZON2015-00045)

1. The PUD Conceptual Plan shall identify portion of the site designated on FEMA's
Flood Insurance Rate Map (FIRM) and include a statement that development will not
occur within this area.

2. The PUD Conceptual Plan shall state that the existing trees along Hickman Road will
remain to maximum extent possible and will be protected during construction in
accordance with the City's Tree Presen/ation and Mitigation Ordinance.

3. The note regarding stormwater management shall also reference City Code Section
106-136 regarding water quality treatment requirements.

4. The notation on Sheet 2 regarding the proposed private sanitary sewer connection
shall be revised to state it would connect to the public sewer main.

5. The PUD Conceptual Plan shall provide a 26-foot wide area for aerial fire apparatus
access within 15 to 30 feet of % of the perimeter of the proposed 3-story medical
building.

6. The PUD Conceptual Plan shall state that landscape islands equal to 1 per 20
parking spaces shall be provided within all parking areas.

7. The PUD Conceptual Plan shall provide a row of shrubs along the south perimeter of
the parking lot in order to provide screening of headlights for the dwellings directly
across Hickman Road.

8. The note regarding parking stall dimensions shall be revised to state that all parking
spaces will measure at least 9 feet by 17 feet.

9. The PUD Conceptual Plan shall provide bike racks near the entrances to all
structures.

10. The elevations for the multiple-family residential structures shall be revised with a
design as approved by the City's Planning Administrator that provides brick or
masonry materials.

11 .The elevations for the multiple-family residential structures shall be revised to include
additional windows on the west facade to the satisfaction of the City's Planning
Administrator.

12. The notation on Sheet 1 regarding rooftop mechanical equipment shall be clarified to
state that all rooftop mechanical equipment shall be screened with a design that is
architecturally integrated into the building design to the satisfaction of the City's
Planning Administrator.
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13. The PUD Conceptual Plan shall state that any refuse collection container enclosure
shall be constructed with steel gates and masonry walls to match the primary
structures, and shall provide pedestrian access.

14. Note 1 within the signage section shall either be removed or revised to clarify that it
pertains only to projecting signs.

15. The PUD Conceptual Plan shall state that fencing shall be permitted in accordance
with the requirements applicable to the "C-2" District.

STAFF RECOMMENDATION TO THE P&Z COMMISSION

Part A) Staff recommends that the proposed rezoning be found not in conformance with the
existing Des Moines' 2020 Community Character Plan land use designations of
Public/Semi-Public and Park/Open Space.

Part B) Staff recommends approval of an amendment to the Des Moines' 2020 Community
Character Plan to revise the future land use designation from Public/Semi-Public and
Park/Open Space to Neighborhood Commercial Center.

Part C) Staff recommends approval of the requested rezoning from "C-0" Commercial
Residential District, "R-3" Multiple Family Residential District, and "FW" Floodway District to
"PUD" Planned Unit Development District.

Part D) Staff recommends approval of the proposed "Broadlawns" PUD Conceptual Plan,
subject to the following revisions:

1. The PUD Conceptual Plan shall identify portion of the site designated on FEMA's
Flood Insurance Rate Map (FIRM) and include a statement that development will not
occur within this area.

2. The PUD Conceptual Plan shall state that the existing trees along Hickman Road will
remain to maximum extent possible and will be protected during construction in
accordance with the City's Tree Preservation and Mitigation Ordinance.

3. The note regarding stormwater management shall also reference City Code Section
106-136 regarding water quality treatment requirements.

4. The notation on Sheet 2 regarding the proposed private sanitary sewer connection
shall be revised to state it would connect to the public sewer main.

5. The PUD Conceptual Plan shall provide a 26-foot wide area for aerial fire apparatus
access within 15 to 30 feet of % of the perimeter of the proposed 3-story medical
building.

6. The PUD Conceptual Plan shall state that landscape islands equal to 1 per 20
parking spaces shall be provided within all parking areas.
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7. The PUD Conceptual Plan shall provide a row of shrubs along the south perimeter of
the parking lot in order to provide screening of headlights for the dwellings directly
across Hickman Road.

8. The note regarding parking stall dimensions shall be revised to state that all parking
spaces will measure at least 9 feet by 17 feet.

9. The PUD Conceptual Plan shall provide bike racks near the entrances to all
structures.

10. The elevations for the multiple-family residential structures shall be revised with a
design as approved by the City's Planning Administrator that provides brick or
masonry materials on at least at least the bottom floor of each exposed exterior
fagade and has brick or masonry details on the upper level(s).

11 .The elevations for the multiple-family residential structures shall be revised to include
additional windows on the west facade to the satisfaction of the City's Planning
Administrator.

12. The notation on Sheet 1 regarding rooftop mechanical equipment shall be clarified to
state that all rooftop mechanical equipment shall be screened with a design that is
architecturally integrated into the building design to the satisfaction of the City's
Planning Administrator.

13. The PUD Conceptual Plan shall state that any refuse collection container enclosure
shall be constructed with steel gates and masonry walls to match the primary
structures, and shall provide pedestrian access.

14. Note 1 within the signage section shall either be removed or revised to clarify that it
pertains only to projecting signs.

15. The PUD Conceptual Plan shall state that any freestanding sign shall be a monument
sign with a base constructed of brick, stone, concrete block, or other durable
materials.

16. The PUD Conceptual Plan shall state that fencing shall be permitted in accordance
with the requirements applicable to the "C-2" District.

STAFF REPORT TO THE PLANNING COMMISSION

I. GENERAL INFORMATION

1. Purpose of Request: The proposed "PUD" Conceptual Plan would allow construction
of a 20,000-square foot medical clinic and two (2) 15-unit three-story multiple-family
residential structures. The Conceptual Plan states that the multiple-family residential
structures would serve as on-campus housing for physicians in residency.

2. Size of Site: 15.3 acres.
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3. Existing Zoning (site): "C-0" Commercial Residential District, "R-3" Multiple Family
Residential District, and "FW" Floodway District.

4. Existing Land Use (site): The site currently contains 34 dwelling units within seven (7)
multiple-family residential structures that used for housing resident physicians.

5. Adjacent Land Use and Zoning:

North- "R-3" & "FW", Use is undeveloped land.

South- "R1-60", Uses include Hickman Road and single-family residential.

East- "R-3" & "FW", Use is undeveloped land.

West- "C-0", Use is Broadlawns Medical Center.

6. General Neighborhood/Area Land Uses: The subject property comprises the eastern
portion of the Broadlawns Medical Center campus along the north side of Hickman
Road. A low-density residential neighborhood is located directly across Hickman Road
to the south.

7. Applicable Recognized Neighborhood(s): The subject property is located within the
Prospect Park Neighborhood and within 250 feet of the Chautauqua Park and
Mondamin Presidential Neighborhoods. These neighborhoods were notified of the
meeting by mailing of the Preliminary Agenda to all recognized neighborhoods on
March 27, 2015. Additionally, separate notifications of the hearing for this specific item
were mailed on March 27, 2015 (20 days prior) and April 6, 2015 (10 days prior to the
hearing) to the Prospect Park, Chautauqua Park, and Mondamin Presidential
Neighborhood Associations, and to the primary titleholder on file with the Polk County
Assessor for each property within 250 feet of the proposed rezoning. A Final Agenda for
the meeting was mailed to all the recognized neighborhood associations on April 10,
2015.

All agendas and notices are mailed to the primary contact person designated to the City
of Des Moines Neighborhood Development Division by the recognized neighborhood
association. The Prospect Park Neighborhood mailings were sent to Karen Tigges,
2721 Ashby Avenue, Des Moines, IA 50310. The Chautauqua Park Neighborhood
mailings were sent to Patty and Preston Daniels, 1345 Burlington Terrace, Des Moines,
IA 50314. The Mondamin Presidential Neighborhood mailings were sent to Valerie
Alien, 1934 Jefferson Avenue, Des Moines, IA 50314.

The applicant conducted a neighborhood meeting on April 2, 2015. A summary of that
meeting will be provided by the applicant at the Plan & Zoning Commission meeting.

8. Relevant Zoning History: None.

9. 2020 Community Character Land Use Plan Designation: Public/Semi-Public and
Park/Open Space. The proposed Neighborhood Commercial Center designation would
accommodate both the medical office use and the multiple-family residential uses
proposed.
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10. Applicable Regulations: The Commission reviews all proposals to amend zoning
boundaries or regulations within the City of Des Moines. Such amendments must be in
conformance with the comprehensive plan for the City and designed to meet the criteria
in 414.3 of the Iowa Code, and taking into consideration the criteria set forth in Chapter
18B of the Iowa Code. The Commission may make recommendations to the City
Council on conditions to be made in addition to the existing regulations so long as the
subject property owner agrees to them in writing. The recommendation of the
Commission will be forwarded to the City Council.

The application, accompanying evidence and conceptual plan required shall be
considered by the Plan and Zoning commission at a public hearing. The Commission
shall review the conformity of the proposed development with the standards of this
division and with recognized principles of civic design, land use planning, and
landscape architecture. At the conclusion of the hearing, the Commission may vote to
recommend either approval or disapproval of the conceptual plan and request for
rezoning as submitted, or to recommend that the developer amend the plan or request
to preserve the intent and purpose of this chapter to promote public health, safety,
morals and general welfare. The recommendations of the commission shall be referred
to the City Council.

II. ADDmONAL APPLICABLE INFORMATION

1. Natural Site Features: The northeast corner of the site is within the Flood Insurance
Rate Map (FIRM) Zone X; which is a flood hazard area based on elevation. The PUD
Conceptual Plan must identify this area and include a statement that development will
not occur within this area.

The site includes existing mature trees, including several that would be removed to
accommodate the proposed construction. The PUD Conceptual Plan states that any
Development Plan will comply with the City's Tree Preservation and Mitigation
Ordinance.

There is a row of mature trees along Hickman Road. The PUD Conceptual Plan should
include a note to state that these trees will remain to maximum extent possible and will
be protected during construction in accordance with the City's Tree Preservation and
Mitigation Ordinance.

2. Drainage/Grading: The Conceptual Plan demonstrates storm water would be directed
to an existing detention basin and a proposed detention basin to the east of the
proposed building. It also states that any development of the site must comply with the
City's Stormwater Management requirements to the satisfaction of the City's Permit and
Development Center. This note should be clarified to also reference City Code Section
106-136 regarding water quality treatment requirements.

The Conceptual Plan states that all grading is subject to an approved grading permit
and soil erosion control plan.

3. Utilities: All necessary utilities are available to the site. Both public sanitary sewer and
water line would be connected with existing facilities within Hickman Road right-of-way.
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The note regarding the proposed private sanitary sewer connection must be revised to
state it would connect to the public sewer main.

4. Fire Protection: The PL) D Conceptual Plan needs to be revised to provide a 26-foot
wide area for aerial fire apparatus access within 15 to 30 feet of % of the perimeter of
the proposed 3-story medical building.

5. Landscaping/Open Space: The Conceptual Plan states that 534,122 square feet (or
80%) of the 667,652-square foot site would have an imperious surface. The PUD
Conceptual Plan states that the site would be landscaped in accordance with the
landscape standards applicable to the "C-1" District, with the exception that landscape
islands equal to 1 per 20 parking spaces would not be provided. Staff does not believe
that it would be appropriate to omit landscape islands and, therefore, recommends this
note be removed.

6. Parking/Access: The proposed Conceptual Plan states that one (1) parking space
shall be provided per 400 square feet of area within the medical clinic. Thus, the
proposed 20,000-square foot medical clinic would require 50 off-street parking spaces.
The PUD Conceptual Plan also states 1.5 parking spaces shall be provided per dwelling
unit. Thus, the proposed 30 total dwelling units would require 45 off-street parking
spaces. However, the PUD Conceptual Plan graphically provides approximately 245 off-
street parking spaces, as the parking lot would also serve as overflow for the main
Broadlawns Medical Center building to the west.

The proposed off-street parking lots would be accessed by two driveways from the
existing internal access driveway serving the Broadlawns Medical Center campus. No
new curb cuts along Hickman Road would be provided.

The proposed parking lot would be setback at least 25 feet from the front property line
along Hickman Road. This area includes several mature trees that would be
maintained. Staff recommends that this setback area also include a row of shrubs in
order to provide screening of headlights for the dwellings directly across Hickman Road
to the south.

Staff recommends that the note regarding parking stall dimensions should be revised
from 9 feet by 16 feet to the City's standard of 9 feet by 17 feet.

Staff recommends that bike racks be provided near the entrances to all structures.

7. Urban Design: The submitted elevations demonstrate that the medical clinic building
would be a 3-story structure, containing 20,000 square feet of area. The structure would
be sided primarily with brick, with aluminum glazing accents.

The submitted elevations demonstrate that the two (2) multiple-family residential
structures would be 3 stories in height, but due to a change in grade on site, the west
fagade facing the parking lot would only appear to be 2 stories in height. Thus, the main
entrance to each building would be on the second floor. The elevations indicate the
buildings would be sided entirely with fiber cement siding. Staff recommends that these
elevations be revised to have a design as approved by the City's Planning Administrator
that provides brick or masonry materials on at least at least the bottom floor of each
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exposed exterior fagade and has some brick or masonry details on the upper level(s).
The elevations of the building indicate the north and south side facades of the structures
would include a significant number of windows. However, the end facades include very
few windows. Staff recommends that the west fagade of these buildings, which would
face the parking lot and serve at the main entrance, should include additional windows
to the satisfaction of the City's Planning Administrator.

The Conceptual Plan includes a note stating that all rooftop mechanical equipment
would be screened from street level view. Staff recommends that this note be clarified to
state that all rooftop mechanical equipment that be screened with a design that is
architecturally integrated into the building design to the satisfaction of the City's
Planning Administrator.

8. Refuse Collection Container Enclosure: The Conceptual Plan demonstrates a trash
enclosure within the parking area to the north of the medical clinic. A note shall be
provided to state that the enclosure would be constructed with masonry walls to match
the existing structures and with steel gates, and shall provide pedestrian access.

9. Signage: The PUD Conceptual Plan provides signage regulations that generally mimic
the sign regulations applicable in the "C-2" District. Staff notes that "note 1" of the
signage section appears to conflict with the other notes. Thus, it must either be removed
or revised to clarify that it pertains to projecting signs.

The PUD Conceptual Plan also includes a note stating signage shall comply with the
"FSO" Freestanding Sign Overlay District requirements contained in City Code Section
134-1276(p)(4), with the exception that "an opaque base consisting of brick, stone,
concrete block, or other durable materials" cannot be provided due to an "intricate
networks of underground utilities on the campus, which prevents the installation of
proper footings and foundations". Staff believes that it is reasonable to require a
masonry base, as the applicant could either identify a location(s) where such a base
could be constructed or relocate the underground utilities within the appropriate area.

10. Fencing: The PUD Conceptual Plan should include a note on fencing, such as "fencing
shall be permitted in accordance with the requirements applicable to the "C-2" District.

SUMMARY OF DISCUSSION

John "Jack" Hilmes recused himself from discussion.

Erik Lundy presented the staff report and recommendation.

Emily Navlor 4504 73rd Place Shive Hattery Architecture stated there are two items of
concern. She showed updated graphic since the time they submitted the PUD. They ask
that they not have to comply with the monument base requirement of the freestanding sign
overlay district. The reason is they need to have a sign that directs you to the new
development when a person turns onto the site. The problem they have with a masonry
base is the amount of footings and foundations you have to have for that sign and logic says
the sign has to be along the corridor. Along the corridor is the primary electrical feed to the
hospital and a myriad of utilities. So they are very limited. Staff worked with them and
suggested a directional sign. The problem with that is they cannot have the Broadlawns
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logo or name on it. So they are asking to deviate from the freestanding sign ordinance in
this case because it is a current signage system, a new investment and very specific reason
for a very specific site. They ask that the Commission considers supporting the applicant for
the waiver of that requirement.

Bob Bisenins Shive Hattery Architecture stated Broadlawns needs the space. The NW
building on this site will house a family health clinic. They also have residents who train
there. They do 3 year rotations and that is who would live in these housing units. The land
is so precious on their site that they have to rebuild the housing in order to put the clinic in a
spot that is convenient and provides enough space to accommodate them. The other issue
the applicant has is putting brick on the entire first floor on these housing units. The way the
units will be built the public will not see the part: that is touching the ground. From Hickman
you cannot see the housing units at all because of the elevation difference and the very
dense growth there. They can put brick all on the west side of the first floor that will face the
public. Because they understand the reason for brick is not only for appearance but
durability they are willing to put brick up to a wainscot height from the ground on all location
on the other sides. He ask that the Commission consider that no one will ever build to the
north, east or to the south side of these apartments. To the north it is an extremely dense
stand of trees. To the east is the former landfill that was filled in years ago. There have
been soil reports for this area and it has been determined that no one could ever build there.
Hickman Road is to the south.

Grea Wattier commented that the clinic makes the residence look like low rent housing in
the back. He believes they are not far off, but believe there is a compromise in regards to
the bricks and wainscot.

Bob Bisenins asked that the Commission keep in mind that the lower lever will not be seen
by anyone, but by the residents. Something else to keep in mind is that Broadlawns
subsidizes this housing for the residents.

Jann Freed asked for clarification of what the applicant is asking for in condition #10.

Bob Bisenins stated not to put brick on the full height of the first floor on the north, east and
south sides of each unit.

Emily Naylor asked for clarification on Commissioner Wattier's comments. She asked would
she be correct that as opposed to wainscot as he is would he take that material and add it to
the west side. That is the only space anyone who pulls up is experiencing.

Greg Wattier stated that his opinion is that the doors would go in and out whether it is both
or just the west. He suggested that the applicant work with staff for a solution.

Mike Ludwig suggested the Commission could strike the percentage requirement from it and
say to continue to work with staff. Staff will take your comments into consideration. If they
want to leave some flexibility staff will try to get the best they can and maybe just strike the
minimum percentage requirement from the condition #10.

Tim Fitzgerald asked about moving the sign across the street to the green space.
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Emily Naylor stated when driving people tend to look on the right side. The utility is just one
aspect of it. Either way, she would be asking the question because of the consistency and
the signage and investment the applicant has made.

JoAnne Coriciliano stated she believes the signs are fine. The Broadlawns on there is not
as significant as the directional instructions. Changing this is not a smart thing to do.
Broadlawns is one of the most successful county hospitals in the United States. She
believes they are doing a tremendous amount correctly. She believes that they should be
granted their request on the two issues they have.

CHAIRPERSON OPENED THE PUBLIC HEARING

There was no one to speak in favor or in opposition of the applicant's request.

CHAIRPERSON CLOSED THE PUBLIC HEARING

COMMISSION ACTION:

JoAnne Corigliano moved staff recommendation to approve Part A) the proposed rezoning
be found not in conformance with the existing Des Moines' 2020 Community Character Plan
land use designations of Public/Semi-Public and Park/Open Space; Part B) approval of an
amendment to the Des Moines' 2020 Community Character Plan to revise the future land
use designation from Public/Semi-Public and Park/Open Space to Neighborhood
Commercial Center; Part C) approval of the requested rezoning from "C-0" Commercial
Residential District, "R-3" Multiple Family Residential District, and "FW" Floodway District to
"PUD" Planned Unit Development District, and Part D) approval of the proposed
"Broadlawns" PUD Conceptual Plan, subject to the following revisions:

1. The PUD Conceptual Plan shall identify portion of the site designated on FEMA's
Flood Insurance Rate Map (FIRM) and include a statement that development will not
occur within this area.

2. The PUD Conceptual Plan shall state that the existing trees along Hickman Road will
remain to maximum extent possible and will be protected during construction in
accordance with the City's Tree Presen/ation and Mitigation Ordinance.

3. The note regarding stormwater management shall also reference City Code Section
106-136 regarding water quality treatment requirements.

4. The notation on Sheet 2 regarding the proposed private sanitary sewer connection
shall be revised to state it would connect to the public sewer main.

5. The PUD Conceptual Plan shall provide a 26-foot wide area for aerial fire apparatus
access within 15 to 30 feet of 1/4 of the perimeter of the proposed 3-story medical
building.

6. The PUD Conceptual Plan shall state that landscape islands equal to 1 per 20
parking spaces shall be provided within all parking areas.

Community Development Department • T 515.283.4182_,10
Armory Building • 602 Robert D. Ray Drive • Des Moines, IA 50309-1881
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7. The PUD Conceptual Plan shall provide a row of shrubs along the south perimeter of

the parking lot in order to provide screening of headlights for the dwellings directly
across Hickman Road.

8. The note regarding parking stall dimensions shall be revised to state that all parking
spaces will measure at least 9 feet by 17 feet.

9. The PUD Conceptual Plan shall provide bike racks near the entrances to all
structures.

10. The elevations for the multiple-family residential structures shall be revised with a
design as approved by the City's Planning Administrator that provides brick or
masonry materials.

11 .The elevations for the multiple-family residential structures shall be revised to include
additional windows on the west facade to the satisfaction of the City's Planning
Administrator.

12. The notation on Sheet 1 regarding rooftop mechanical equipment shall be clarified to
state that all rooftop mechanical equipment shall be screened with a design that is
architecturally integrated into the building design to the satisfaction of the City's
Planning Administrator.

13. The PUD Conceptual Plan shall state that any refuse collection container enclosure
shall be constructed with steel gates and masonry walls to match the primary
structures, and shall provide pedestrian access.

14. Note 1 within the signage section shall either be removed or revised to clarify that it
pertains only to projecting signs.

15. The PUD Conceptual Plan shall state that fencing shall be permitted in accordance
with the requirements applicable to the "C-2" District.

THE VOTE:.

Motion passed 8-0-1 (Jacqueline Easley abstained and John "Jack" Hilmes recused himself
from the discussion and vote).

Respectfully submitted,

Michael Ludwig, AICP
Planning Administrator

MGLclw

Attachment
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Board of Trustees
represented by

Description
ofAction

es at 1801 Hickman Road Broadlawns Medical Center (owner)
Jody Jenner (officer) on property located

File#

ZON2015-00045

Approval to rezone property from "C-0" Commercial Residential District, "R-3" Multiple Family
Residential District, and "R/V" Floodway District to "PUD" Planned Unit Development District
subject to conditions..

2020Comntynjty
Character Plan

Mobilizing Tomorrow
Transportation Plan

Current Zoning District

Proposed Zoning District

Consent Card Responses
Inside Area

Outside Area

Plan and Zoning
Commission Action

Current: Public/Semi-Public and Park/Open Space.
Proposed: Neighborhood Commercial Center.

No planned improvements.

"C-0" Commercial Residential District, "R-3" Multiple Family Residential District,
FW" Floodway District, and "GGP" Gambling Games Prohibition District.

"PUD" Planned Unit Development and "GGP" Gambling Games Prohibition
District.

In Favor

Approval

Denial

Not In Favor

8-0-1 || Required 6/7
the City Council

Undetermined

/ote of
oil

% Opposition

Yes

No x

Board of Trustees Broadlawns Medical Center, 1801 Hickman Road ZON2015-00045

/ ^<rTTr~^\
Inch = 226 feet
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Board of Trustees at 1 801 Hickman Road Broadlawns Medical Center (owner)
represented by Jody Jenner (officer) on property located

File ff

21-2015-4.08

Description
of Action

Approval to amend the Des Moines' 2020 Community Character Plan existing future land use
designation from Public/Semi-Public and Park/Open Space to Neighborhood Commercial
Center.

2020 Community
CharaGterPlah

Current: Public/Semi-Public and Park/Open Space.
Proposed: Neighborhood Commercial Center.

Mbbilizi ing Tomorrow
TranspprtatipnPlan

No planned improvements.

Current Zoning District "C-0" Commercial Residential District, "R-3" Multiple Family Residential District,
"FW" Floodway District, and "GGP" Gambling Games Prohibition District.

Proposed Zoning District "PUD" Planned Unit Development and "GGP" Gambling Games Prohibition
District.

Consent Card Responses In Favor Not In Favor Undetermined % Opposition
Inside Area

Outside Area

Plan and Zoning
Commission Action

Approval

Denial

8-0-1 Required 6/7 Vote of
the City Council

Yes

No

Board of Trustees Broadlawns Medical Center, 1801 Hickman Road 21-2015-4,08

ip^il^^.

^;ton-]

11/ / / / ~^'f-n-lCTr-\3\
1 inch = 226 feet
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Board of Trustees Broadlawns Medical Center, 1801 Hickman Road
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LANDSCAPE ARCHITECT REQUIRED MEETINGS

LL.iJEL^Ll.

ZONING PLAN
•^-?^-

VICINITY MAP

I t

IH

35|.

TOTAL AREA TO BE INCLUDED IN PUD
15^13 ACRES

PUD LEGAL DESCRIPTION
TMATPMT OFTOE NaRW 6SD.OO FECT OF N6 •
GOVERNMEOTLOTS 4 ANO S IN SECTION iff, 1
MOtNSE, POtKCOUWY, lOWfc AND A POiTTION I

lEBOTinOFTHei

; COUMIY, IOW*; AU. OF WIW 131

cofctumciNa wms aoumwEST CORNER OFSECTION sr.-mwwif-Tit Nonm, WNGEMWES^DFI
PJUl, DEB HONES. POLK CCUOTV, IOVW, SWO POINT BBNIi me saUWWESTCORNER OF LOT14 IN TOE
CfficiW. PLAT OF OaVERNMENT'LOTS 1 WD a IN SECTION 17, TOWNSHIP 7B NORTH, RWUEH WEST, EAIC
POIW ALSO BHHSTHE SOUTHBWCORNBt OF SECTON M, TOWISHIP7t HOKM, RANGED WEST Of
mPAI, OE6 MCINE6. POLK COUNW, IOWA. UIOPOIHTSEIKB TriE SOUmeWT CORNER 01-LOTia IN'

OOVERNMEWT LOTS 3,4-SAND «IN seCTTOM 3S, TOWNSHIP 79 NQHIH, RANGE it WEST; THWCE NBTm
OrDB-^2-WEOTALONGTHE WEST LIME OFTHEfiOUTHWESriH Dp B*lD6ECTONi7i»UOUNEBEINa THE'
LINEOFSAlDLOT1*,aWOUNEUMBaNGTHE&>STLWeOFTKE50UTHaW<?OFSAnSECTaNa,!
UNeBBNOmEEASTUNEOFaAIOLCTIB.SUaPEETTOTHENOmMRtgHT^F.WWUNEaFHICKMANRI:
ASTT--tSPRESEOTLyeSTJ>8USHEO.^TOTHEPOIWTOFBEGINWNO!TtiENCENORmuUn»-WESr;
™EI>tOm<R10m'-ff;-WAYUfieOF6AIOHIC<<MMIRaM,PARAU£LWmiW<OtDaOFEETNOffTHOF7HE
SoihMUNE OF7HE BOUTHUCT 1H OF 6WD SECT™ 2^ SAC UNEBEWS PWAUB.WTH WDMM FEET
MOUTH W WE SOUTH UNE OF LDTB 18 AND 18, All IN SAID OffKIAL PLAT OF THE EAST 1B OFTHE
NOF»muuESnM*NoTtiEsoumWEaTi?OFTHEaourMEAsrWANoeovatNNEWLorea,4.SiANon]
SECTION M, TOWNSHIP 78 NORTH, RAN BE 34 WECT.AOISTWICECF BMW FEET; THENCE WimHin-OtfCnr
A DISnNCE OF WBi FEET; THENCE NOKIH ITWt 8' EAST, A DISIANCB OF l&l 8 REETi THENCE MORTH
OD-DQW EAST, * oiarwice OF 17B,B(1 FEEIi THENCE NWTHJDin)- EAST. n&19 FEEItTOEWESDtfTH
77-1014'BUT, IH.aaFEEn THENCE NaBmZ?-affDrEABT,AOI»T*NCE OF tM.rtFEETiTHETlceNOfITH

ormysFEWALONS'
Of 6MQ HICKHUN BOADL SAID PaiKTBBNS WM FEET t

SAIOTWCr°FtANDBSN3SUBJECrTO*NDT06GTHER1

BOARD OF TRUSTEES BROADLAWNS

PROPERTr'ZONING

snive-HArrERY, inc.
ATTN: EMILYMAYLQR
1601 ^3TH STREET, SUFTE MB
WESTDESMOINES.IASOZG6
51£^2M104

FUTURE LAND USE DESIGNATION
PARKfOPEN SPACE &PUBLIC<5£MI^UaLIC. USES SUCH AS GOVERNMENT
FAGILmeS. SCHOOLS AND HOSPFTALS BASED ON THE CES WOINES 2azfl
COMMUNITT CHARACTER PLAN.

PERMITTED LAND USES WITHIN PUD AREA

GENERAL DEVELOPMENT CONCEPT
THE INTEW OF THIS PUD 15 TO CONCENTRATE PROPERn' IN A MANNER TO
ALLOW USES THCT ?£ NOT ALLOWeo IN WE CURREIfl- ZQNES AND TO

. ELIMINATE THE REaLKREMEMTTHAT ARCHITECTURAL DESIGNS SHAO BE
R6SIDENTAL IN CHARACTER. THIS PUD AREA WILL CONSIST OF A CLINIC THAT
WILL PROVIDE A VARIETC OF ANCILLARY SERVICES IN AN OlnpA-nEMT MANNER
WITH ASSOCIATED PARKINS FOR PATIENT AND EMPLOYEE& ADDmoNALLY,
THE TWO MULTI.UNITMOUS1NQ STRUCTURES WILL SERVEAS ON^AMPUS
HOUSING R3R PHV51CIANS IN RE5[D£NCV.

BULK REGULATIONS
A. FROMTYASOBUILOINGSETBACK:

1.2SFEET

P SIDE YARD BUILDING SETBACK-
1.1 a 1£ STORIES. 16 F6ET. 7 FEET MIN. ONE SIDE

2-Z 1. U STORIES. 17 FEET. B FEET MIK. ONE SIDE.

3,3 OR MOFIESTOaiES, M. 10 FEET MIN. ONE SIDE

C. REAR YARD BUILDINB

D. MAXIMUM HEIGHT FOR PRINCIPAL AND ACCESSORY BUILDINGS;
1.75 FEET

& MAXIMUMNUMBeROFSTORIESFORPRINCIPALANDACCEaSORVBUILDINSS:
1.4 STORIES

F. MAXIMUM BUILDIN6AREA:
1. OJNIC BUILDINS: ZO.COO SF

PARKING SETBACK REQUIREMENTS:
1. FRONT YARD =26 FEET

INS DESIGN STANDARDS:
1. STANDAflD PARKING STALLS SHAU. BE AT LEftST 0 FEET WIDE AND 16 FEET

DEGREE
OF ANGLE

4G

90

STALL 70
CURB (A)

FEET

18

IS

WIDTH I

13

22

LfNSTHPER
CAR (C)

FEET

20

10

THESE VALUES DO NOTFIEFLECTTHE CFT/ CODE

J. ARCHITECTURAL DESIGN STANDARDS;
1. ALL PROP06EO ANQ FLTTURfi DEVB.CPMEMT WTHIN TH6 PUO SHAU.

COMPLYWm THE cm' OF DES M01NES ARCHrTECfTURALnESISN
STANDABOS AS APPLICABLE TO A PROPERr/ WITH C.120NI»;Q.

Z. ZONING BOARP OF ADJUSTMENT WAIVED THE REQUIREMENT THAT ALL
PROPOSED BUILDINGS BE RESIDENTIAL IN CHARACTER. (ZONSDOWaSOI,
JANUARY 26.2003)

LANDSCAPIMG DESIGN STANDARDS:
1. ALL FROPOGEOAND FUTURE DEVELOPMEm-WTTHIN THE PUD SHAU.

COMPLY Wrm THE CTTT OF OES MOINE6 LANDSCAPING STANDARDS AS
APPLICABLE TO A PROPERTT WFM C.1 ZOHWG. WITH THE BtCEPTION OF

i THE REQUlREMEm-FOR LANDSCAPED ISLANDS IN PARKING LOTS
•ZUPARKINaSTMlS.

STORM WATER MANAGEMENT
FUTURE IMPRO^MBMTS WILL COMPLY WH THE MINIMUM

STORMWATER MANAGEMENT REQUIREMEWS IN TtiECir^S SrTE PLAN POUaES.
AMV FtnURE OEVS.OPMENT SHALL COMPLY WITH AO STORMWATER
MANAGEMENT REQUIRSMENTS OF7ME CffY.

[CONFERENC5WASHELD

ANEIGHBORHOOD MEETING WAS HELD ON APRIL 2,201SAT5PM-B;aOPM AT
BROADLAWNS MEDICAL CENTER, 1801 HICKMAN ROAD, DES MOINES, 1A 50311. A
SrTE MAP AND BUILDING VIEWS WERE PRESENTED BY MEETING FAaLn-ATOR.
EMILV NAYLOR WITH SHIVE+tATTERY.

PROPOSED TIMING & PLANNING
STAffl-OF CONSTRUCTION; JULY 21115

END OF CONSTRUCTION; JANUAm'ZOI?

GENERAL NOTES
1. TME LOCATIONS OF UnmY MAINS. SraUCTURes AND SERVICE CONNECTIONS

PLOTTED ON THIS DRAWINS ARE APPRQMMATE ONLY AND WERE OBTAINED FROM
RECORDS MADEAVAILAaUETO SHIV&WTTERV, INC. THERE MAY BE OTHER
EXISTING UTILFTT MWNS, STRUCTURES AND S£RVICE CONNECTIONS HOT KNOWK
TO SHIVE-HATTERY. INC. AND NOT SHOWN ON THIS DRAWING. THE VERIFICATION
OF. EXISTENCE OF, AND THE DETERMINATION OF THE EXACT LOCftTION OF, UTILTTr'
MWNS. STOUcnjRESAND SERVICE CONNECTIONS SHAU. BE THE RESPONS]BIUTY
OF -MS CONSTRUCTION caNTRACTOR(S).

CONSTRUCTION WITHIN THE PUBLIC RIGHT.GFWAY SHALL BE IN ACCORDANCE
WITH THE -STATE URBAN DESIGN CTANDATOS- AND THE CTTl' OF OE5 MOINES
DESIGN

S. USHTINGMUSTBELOWGmRECUTOFFT(T>EFI)fTURESTOREOUCETtiEGURE
OFUGHTPOU-imoN ON SURROUND1N13 PROPERTIES AND NO SffS LIGHTWQ
SHALL BE DIRECTED ONTO ANY ADJOININO RESIOBmAL PSOPERrr.

.MAINTAIN ED TO

PROPOSED SIGNAGE PLAN
MTHE BROftDLAWNS PUD. SISt THEFOU-OWINO:

ALL BUILDING OR WALL SIGNS SHALL PROJECT NO MORE THAN SEVEN FEET FROM THE
BUILDING SHALL BE NOT LESS THAN 8 FEET FROM THE GROUND AND SHAU. BE NOT MORE
THAN 1;SQUARE FEET IN AREA PER OCCUPANT. PROVIDED SUCH SIGN DOES NOT EXTEND
MORE THAN FOUR FEET ABOVE THE SOORJNE. PRCUECTNS SIGNS MAY BE ANCHORED TO
THEROQFORBUILCING.

ANY COMBINATION OF TWO OIWREMIBES TfPE D IDBITIFICATION ANUOR ADVERTISING
BUILDINS OR WALL SIGNS RGR OCCUPANT OF A SUILOINS SHALL NOT EXCEED (
OF aSO SQUARE FEET PER OCCUPANT SHALL BE PERMmED. SUCH SIGNS SHALL BE
PERMITTED ON PUBLIC OR PRn/ATE CANOPIES ATTACHED TO AND SUPPORTED BY A
8UILOING.

IDeNTIFICATION SIGN PEROCCUPANT.ATTACHED FLAT AGAINST
THE BUILDING, NOT TO EXCEED TEN SQUARE FEET IN AREA. SHAU. BE PERMFTTED; OR ONE
ON-PHEMISES TVPE S 1DEOT1FICATION AMD/OR ADVERTISINS BUIU3INB OR WALL SION NOT
TO EXCEED SIXTEEN SQUARE FEET IN AREA SHALL BE PERMn-TH) ON BUILDINGS WHERE
OCCUPANTS HAVE NO OCCU PANT FfiONTASE AND SHALL BE LOCATED IMMEDIATELY
ADJACENT TO THE PSINQPAL I

ONE ON-PREMISES FReESTANDINS eiGN SHALL BE PERMn-TEO. STRUCTURAL SUPPORT
FOR ALL SIGNS SHALL FOLLOW THE SPECIFICATIONS OF AND BE APPROVED BY THE
BUILOING SAFETC DIVISION OF THE COMMUNrT/ DEVELOPMENT DEPARTMENT. SUCH SIGM
SHALL CONSIST OF NO MORE THAN TWO FACES, SUCH FACES TO BE PARALLELAHD NOT
TO EXCEED 75 SQUARE FEET IN AREA PER SISN FACE; NO DIMENSION OFTHE SIGM SHALL
EXCEED 13 FEET. SUCH SISN MAY BE NaN-IU.UMINATEO OS1NDIRECI1.YQR INTEFINALLY
LIGHTED, WITH NONFLASHINQ WHFTE LIGhfT. NO PORTION OF SUCH SIGN LOCATED wmiN

LEVEL HOWEVER, IF SUCH A SIGN IS NOT LOCATED INANV VISION CLEARANCE TRIANGLE,
IS NOT MORE THAN EIGHT FEET ABOVE GRADE LEVEL ANO CONTAINS NO MORE THAN 60
SQUARE FEET OF SIGN AREA PER FACE, THE alSN MAY BE LOCATED VUm NO SETBACK
FROM A STSEET RIGhTT.OF.WAY. POLE SIGNS SHALL NOT PROJECT OVER A ^
RIOHT-OF-VWr. IFA BUILDING HAS TWO OR MORE OCCUPANTS, THE OCCUPANTS MAY
JalmY ERECT AND MfltMTAIN THE SIGN. IF A BUILDING HAS FOUR OR MORE OCCUPANTS,
THG OCCUPANTS MAY JOINTLY ERECT AND MAINTAIN, IN UEU OF THE FREESTANDING SIGN,
A FR6ESTANGING DIRECTORY SION NOT TO EXCEED 20 SQUARE FEET PER OCCUPANT
WTTH A MAXIMUM OF 200 SQUARE FEET IN AN V YARD OTHER THAN THE REQUIRED FRom-
YARD. HOWEVER. IF SUCH ASIGN IS NOTLOCATEO IN ANYVIBION CLEARANCE TRIANGLE. IS
NOT MORE THAN EIGHT FEET ABOVE GRADE LEVEL AND THE SIGN FAOSS ARE NOT
GREATER THAN 7S PERC£^n• OF THAT OTHERWISE PERMTTED BY THIS SSCTION, FT MAY BE
LOCATED Wrm NO SFTBACK FROM A STREET RISHT.OPWAY. CANOpy SIGNS SHAU. BE
PERMITTED ON FREESTANDINS CANOPIES,

TYPE D SIGNS SHALL BE PERMrTTED.

7. COMPLY WFTH THE FSO FREESTANDINO SIGN OVERUW OISTEaCT cm' CODE SECTION
13+.1Z7S(P)(4)AND DEFINITION OF SIGN, FREESTANDIMaANDSUBSeOUENT REQUIREMENTS
(CIT/CODE SECTION 134-3) VWTH THE B<CEPT10N OP OMffTOlG THE REQUIREMEMT RSR
PROVIDING A SOLID OPAQUE BASE, CONSTOUCtED OF BFUCX, STONE CONCRETE BLOCK
OR OTHER DURABLE MATERIALS TO MATCH THE EXTERIOR OF7HE PRIMARY BUILDING.
EXCEFnON FROM THIS REQUIREMENT 15 CUE TO fflE IMmiCATC NETWORK OF
UNDERGROUND UTIUTies ON THIS CAMPUS WHICH PREVEmSTHE 1NSTAUATION OF
PROPER FOOTINGS ANO FOUNDATIONS.
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EMILY C.NAYLOR
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CLINIC BUILDING - NORTH ELEVATION

CLINIC BUILDING - SOUTH ELEVATION
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