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RESOLUTION ON REQUEST FROM QUIK TRIP CORPORATION TO AMEND THE
PLANDSM: CREATmG OUR TOMORROW PLAN FUTURE LAND USE DESIGNATION

(1522 CAPITOL AVENUE)

WHEREAS, on April 25,2016, by Roll Call No. 1 6-0717, the City Council adopted the PlanDSM:
Creating Our Tomorrow Plan; and

WHEREAS, on September 26, 2016, by Roll Call No. 16-1610, the City Council received a
communication from the City Plan and Zoning Commission advising that at a public hearing held
September 15, 2016, its members voted 7-4 to recommend APPROVAL of a request from Quik Trip
Corporation (owner), represented by Mike Talcott (officer), to amend the PlanDSM: Creating Our

Tomorrow Plan to revise the current future land use designation for real property locally known as 1522

Capitol Avenue from Low Density Residential within a neighborhood node to Community Mixed Use
within a neighborhood node.

NOW THEREFORE, BE IT RESOLVED, by the City Council of the City ofDes Moines, Iowa,
that the proposed amendment to the PlanDSM: Creating Our Tomorrow Plan, as described above, is hereby

approved / denied.

MOVED by
amendment.

to adopt and APPROVE / DENY the proposed

F(?^[ APPROVED:

M^ fy^Li^^
,/Glenna K. Frank, Assistant City Attorney (21-2016-4.05)

NOTE: Six affirmative votes are required to approve the proposed amendment due to the Commission 's

failure to approve the amendment by the affirmative vote of two-thirds of the present members of the

Commission. Des Moines City Code §§ 82-77 and 82-78.
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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 MOIHESI

COMMUNITY DEVELOPMENT

September 22, 2016

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 September 15, 2016, the following actions were taken regarding requests from Quik
Trip Corporation (owner) represented by Michael Talcott (officer) on property located at
1501 & 1515 East Grand Avenue and 1522 Capitol Avenue.

COMMISSION RECOMMENDATION:

After public hearing, the members voted 11-0 as follows:

Commission Action: Yes Nays Pass Absent
Francis Boggus
Dory Briles
JoAnne Corigliano
David Courard-Hauri
Jacqueline Easley
Jann Freed
John "Jack" Hilmes
Carolyn Jenison
Greg Jones
William Page
Mike Simonson
CJ Stephens
Steve Wallace
Greg Wattier
Rocky Sposato

x
x
x
x
x

x
x
x

x

x

x

x

x

x

x

APPROVAL of Part A) that the proposed rezoning be found not in conformance with the
existing PlanDSM Creating Our Tomorrow future land use designation for the property
known as 1522 Capitol Avenue;
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and Highway-Oriented Commercial District to revise the conditions to remove the condition
prohibiting the commercial site development to Capitol Avenue, subject to the following
conditions:

1. The public alley within the Property shall not be truncated and shall be connected
to Capitol Avenue.

2. The applicant shall work with City staff to create an urban edge for the north
streetscape (Grand Avenue frontage), to the approval of the Planning
Administrator. (ZON2016-00100)

The Commission also voted 7-4 as follows:

APPROVAL of Part D) a Site Plan under design guidelines for gas stations and
convenience stores on property located at 1501 & 1515 East Grand and 1522 Capitol
Avenue, to allow demolition of the existing convenience store and pump island canopy and
to construct a 5,773-square foot convenience store with a pump island canopy having 12
fueling locations expandable to 16 fueling locations and allowing commercial site
development to access Capitol Avenue, subject to the following conditions:

1. The public alley within the Property shall not be truncated and shall be connected
to Capitol Avenue.

2. The applicant shall work with City staff to create an urban edge for the north
streetscape (Grand Avenue frontage), to the approval of the Planning
Administrator. (10-2017-7.19)

STAFF RECOMMENDATION TO THE P&Z COMMISSION

Part A) Staff recommends that the proposed rezoning be found not in conformance with the
existing PlanDSM Creating Our Tomorrow future land use designation for the property
known as 1522 Capitol Avenue.

Part B) Staff recommends denial of an amendment to the PlanDSM: Creating Our
Tomorrow Plan to revise the future land use designation from Low Density Residential to
Community Mixed Use for the property known as 1522 Capitol Avenue.

Part C) Staff recommends denial of the request to rezoning from "R1-60" District and
Limited "C-2" District to a revised Limited "C-2" District.

Part D) Staff recommends denial of the submitted Site Plan.

Written Responses
0 In Favor
2 In Opposition

STAFF REPORT TO THE PLANNING COMMISSION

1. Purpose of Request: The subject parcels are owned in common with the parcel that
contains the applicant's existing convenience store and fuel pumps. The applicant is
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August 26, 2016 (20 days prior to the hearing) and September 2, 2016 (13 days prior to
the hearing due to the Labor Day holiday) to the Capitol East Neighborhood Association
and to the primary titleholder on file with the Polk County Assessor for each property
within 250 feet of the site.

All agendas and notices are mailed to the primary contact(s) designated by the
recognized neighborhood association to the City of Des Moines Neighborhood
Development Division. The Capitol East Neighborhood Association notices were mailed
Jack Leachman, 1921 Hubbell Avenue, Des Moines, IA 50316. The applicant held a
neighborhood meeting prior the consideration of the rezoning at the July 21, 2016
meeting of the Commission.

8. Relevant Zoning History: On August 20,2001, the City Council approved Ordinance
Number 13,985 (Roll Call No. 01-2598) rezoning a portion of the applicant's site from
"R1-60" District to a Limited "C-2" District. This portion of the site fronts Capitol Avenue
and is comparable in width and depth to two single-family lots. The following zoning
conditions are listed in Ordinance Number 13,985.

A. There shall be no direct vehicular access between the Property and Capitol
Avenue. There shall be no direct vehicular access between the Property and the
adjoining East/West alley. All vehicular access to the Property shall be provided
through the adjoining land to East 15th Street and East Grand Avenue.

B. The following uses of land and structures shall not be permitted upon the
Property:

1) Automobile, trailer, motorcycle, boat and farm implement establishments for
display, hire, rental or sale.

2) Taverns and nightclubs.
3) Adult entertainment businesses.

9. PlanDSM Creating Our Tomorrow: The subject site is designated as "Community
Mixed Use", "Low-Density Residential" all within a "Neighborhood Node" on the Future
Land Use Map.

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.

In consideration of the criteria set forth in Chapter 18B of the Iowa Code, any Site Plan
application which includes property used as a gas station or convenience store and for
extension of parking shall be approved by the Plan and Zoning Commission if the
proposed Site Plan conforms with the design regulations in Section 82-213 and the
following additional design guidelines in Section 82-214.08 of the City Code, unless the
commission determines that the construction and use of the site will have a significant
detrimental impact on the use and enjoyment of adjoining residential uses. Section 82-
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• The ability to provide housing in close proximity to jobs; and
• Access via transit and other alternative modes of transportation.

LU10: Prioritize new mixed use development and redevelopment along proposed
high capacity transit corridors and nodes.

LU24: Provide safe and pleasant walking and hiking routes to neighborhood
features including commercial areas, public spaces, recreational facilities, and
schools.

LU25: Require new development and redevelopment to be compatible with the
existing neighborhood character.

TH: Design safe and accessible pedestrian ways connecting major destinations
throughout the City including transit corridors.

ED14: Support the development of a complete multimodal transportation network
for pedestrians, bicyclists, transit, and automobiles.

CCN5: Ensure in fill development is sensitive to the existing character of the
neighborhood.

CCN18: Promote compact, mixed-use development to provide adequate density
to support neighborhood commercial viability.

CCN22: Encourage neighborhood nodes that are accessible by pedestrians,
bicyclists, and transit users, as well as motorists.

The adjoining segment of the East Grand Avenue corridor predominately consists of a
traditional, walkable commercial district. Most buildings have minimal setbacks from the
street, particularly those that are the most recent to be developed. The building stock is
a mix of historic commercial buildings and modern infill construction.

The applicant is proposing to redevelop the site with a new convenience store building
and site improvements. The building would be located slightly to the east of the center
of the site. It would be separated from the adjoining Rights-Of-Way by surface parking.
The fuel pump island would be located to the west of the building along East 15th Street.
The submitted Site Plan shows two driveways to East Grand Avenue, one driveway to
East 15th Street and one driveway to Capitol Avenue. The Site Plan proposed to
remove the existing access drive that provides ingress/egress from the west end of the
alley to Capitol Avenue. The portion of the alley that used to extend through the site to
East 15th Street was previously vacated and incorporated into the Quik Trip site. The
alley is shown as a dead end at the east perimeter of the site, closed off with bollards.

The proposed layout consists of a standard, auto-oriented design. It does not support
the existing pedestrian-oriented character of the East Grand Avenue corridor, nor does
it comply with the goats of the City's Comprehensive Plan as listed above. Staff
understands that achieving a mixed-use project at this site that includes a convenience
store with fuel sales is not practical. However, the site should still be configured in a
way that the building is located along East Grand Avenue, which would better fit the
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D. All development proposals should show evidence of coordination with the Site Plan
as well as arrangement of buildings and planning elements of neighboring
properties by:

(i) Respondinfl to local development patterns and the streetscape by use
of consistent building setbacks, orientation and relationship of
structures to the street and linkages to pedestrian facilities;

(ii) Seeking shared-access with adjoining commercial uses where feasible to
minimize curb cuts and enhance pedestrian and vehicular circulation;

(iii) Minimizing cross traffic conflicts within parking areas.

The adjoining segment of East Grand Avenue corridor predominately consists of
a traditional, walkable commercial district. Most buildings have minimal setbacks
from the street, many with a zero setback on the north side of East Grand
Avenue.

The applicant is proposing to redevelop the site with a new convenience store
building and site improvements. The building would be located on the eastern
half of the site. It would be separated from the adjoining rights-of-way by
parking. The fuel pump island would be located to the west of the building along
East 15th Street. The submitted Site Plan shows two driveways to East Grand
Avenue, one driveway to East 15th Street and one driveway to Capitol Avenue.
The Site Plan includes removing the existing access drive that provides
segregated egress from the west end of the alley to Capitol Avenue. The portion
of the alley that used to extend through the site to East 15th Street was
previously vacated and incorporated in the Quik Trip site. The submitted alley is
shown as a dead end at the east perimeter of the site.

The proposed layout consists of a standard, auto-oriented design. It does not
support the existing pedestrian-oriented character of the East Grand Avenue
corridor, nor does it comply with the goals of the City's Comprehensive Plan as
listed above. Staff understands that achieving a mixed-use project at this site
that includes a convenience store with fuel sales is not practical. However, the
site should be configured in a way that the building is located along East Grand
Avenue to address the pedestrian-oriented corridor, which would better fit the
existing character, support greater pedestrian connectivity, and address the
goa/s of the PlanDSM Creating Our Tomorrow. Staff has presented this option to
the applicant.

E. The Site Plan shall mitigate the negative impacts from site activities on adjoining
uses as follows:

(i) Service areas, storage areas and refuse enclosures should be oriented away
from public view and screened from adjacent sites;

(ii) Drive-through windows, menu boards and associated stacking lanes should be
oriented away from residential areas or screened from public view;

(iii) Auto repair bay openings and car-wash openings should be oriented away
from residential uses;

(iii) Lighting should be non-invasive to adjoining residential use.
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or in special instances a predominant material found in the surrounding
commercial area. Columns should be designed to minimize visual impact.

The three primary facades of the proposed building would be sided with brick and
porcelain tile and would have aluminum cornices and entrance canopies. The
rearfagade would be sided with brick with no other detail. Staff recommends that
porcelain elements be provided on the rear fagade along with cornice design to
match the other three facades. This is based on the east side of the building
being within public view of East Grand Avenue.

E. Walls, pump island canopies and other outdoor covered areas should be
compatible with the building, using similar material, color and detailing.

The proposed fuel pump island canopy would be sided with metal and supported
by columns wrapped in brick to match the building.

F. To encourage visually interesting roofs, variations in the roof line and treatments
such as extended eaves and parapet walls with cornice treatments are
encouraged.

The proposed building design includes wall plane variation and parapet wall
height on the three street facing facades.

G. Perceived height and bulk should be reduced by dividing the building mass into
smaller-scaled components. Examples of treatments that could be used to avoid
excessive bulk and height include:
(i) Low-scale planters and site walls.
(ii) Wainscot treatment.
(iii) Clearly pronounced eaves or cornices.
(iv) Subtle changes in material color and texture.
(v) Variation in roof forms.
(vi) Covered pedestrian frontages and recessed entries.
(vii) Deeply set windows with mullions.

The proposed building design includes wall plane variation, material variety and
varying parapet wall heights on the three street facing facades.

H. Canopies:

(i) Integration of materials on canopies that are
similar or compatible to those used on the
building or site walls is desirable (e.g., wrap
the canopy columns with brick that matches
the building). Multiple canopies or canopies
that express differing masses are encouraged.

The proposed fuel pump island canopy would be sided with metal and
supported by columns wrapped in brick to match the building. The double
array of pump apparatus would minimize the expanse of the canopy
appearance from all directions.
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E. Proper maintenance and timely replacement of plant material is required and will be

enforced based on the approved Site Plan.

The submitted site plan does not comply with the City's Landscaping Standards.
Minimum open space should be 20% of the site or 1,000 square feet per vehicle
fueling location, whichever is greater. The greater requirement in this case is the
20% provision or 15,424 square feet. The Site Plan proposes 13,807 square feet
(17.9%) of open space. The pavement and/or building footprint would need to be
reduced to meet this requirement. Additional open space could also be obtained
by expanding interior planting islands throughout the site.

Currently portions of the required landscaping (open space, parking perimeter,
interior lot, and bufferyard) are shown within the Right-Of-Way areas which would
not comply. The requirements for these landscaping elements must be satisfied
within the private property.

The Site Plan needs to be revised to provide a 10-foot bufferyard where adjacent
to the residential use to the east. Minimum planting requirements for bufferyards
are two (2) overstory tree and six (6) evergreen trees per 100 lineal feet of
property line, in addition to the 6-foot screen. There is approximately 130 lineal
feet of required bufferyard along the east property line demanding this
requirement. Should the alley egress be provided in this location, the bufferyard
should be between the alley and the existing residences.

Perimeter lot plantings are required within the minimum 10-foot paving setback
along all street side property lines of parking lots. Currently the setbacks are
shown at 5.5 feet along some portions of Capitol Avenue and 7.93 feet along
portions of East Grand Avenue and do not comply. All perimeter lot setbacks
shall have a minimum 10-foot setback based on the amount of paving.

The interior parking lot minimum plantings require one (1) overstory deciduous
tree and three (3) shrubs for every 20 parking spaces provided. They shall be
within planter beds of no less than nine (9) by seventeen (17) or 153 square feet.
The plans identify the islands with trees but no shrubs have been provided.

To meet the intent ofPlanDSM by tying into the existing pedestrian corridor, staff
recommends providing parkway planting requirements. This would call for one
overstory tree per 30 lineal feet within the Right-Of-Way in 5-foot by 15-foot
planters, 1 foot back of curb within the sidewalk along East Grand Avenue, with a
6-foot dedicated walk width.

To meet the design guideline for enhancing the overall appearance, staff
recommends providing a minimum 42-inch tail decorative black metal fence
around the perimeter of the site along East Grand Avenue and East 15th Street.
This would not have to be continuous but could be broken up with other
landscape features. Shrub landscaping that is indicated on the landscape plan is
located on the outside, or street facing side of the fence.
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of the total sign height. Monument signs are sometimes referred to in this
chapter as monumental signs.

4). Lighting.

A. Lighting of gas stations and convenience stores should enhance safety and
provide light levels appropriate to the visual task with minimal glare, light
trespass and excess site brightness. Lighting should not be a nuisance or a
hazard.

B. Direct light trespass beyond property lines is prohibited. The maximum
horizontal illuminance at grade and the maximum vertical illuminance at five feet
above grade measured at the property line should not exceed Illuminating
Engineering Society of North America (IESNA) recommended practices for light
trespass. (0.5 footcandles for residential, 2.0 footcandles for commercial). The
Site Plan must contain illuminance models showing light levels throughout the
site.

The site is surrounded by commercial and civic uses except residential property
to the east. The submitted photometric plan indicates compliance with these
requirements except a couple locations along the east property line would slightly
exceed the 0.5 footcandles that would be required for adjacency to residential
use.

C. Light fixtures mounted under canopies should be completely recessed into the
canopy with flat lenses that are translucent and completely flush with the bottom
surface (ceiling) of the canopy. Generally, lights shall not be mounted on the top
or sides (fascia) of the canopy and internally illuminated/entirely translucent
canopies should be prohibited. However, accent lighting on the sides (fascia) of
the canopy may be permitted.

The submitted drawings indicate the fuel pump island canopy would have
recessed lights with lenses that are flush with the bottom surface of the canopy.
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Due to the proximity of the Capitol View Elementary School, as well as current
neighborhood planning efforts, Traffic Engineering disagrees with this statement and
believes that introducing a commercial access point on Capitol Avenue would be
contrary to efforts to prioritize walkability in the vicinity of schools in Des Moines.
Capitol Avenue is on the designated school walk route for Capitol View Elementary
and is used by parents, students, and school buses to access the school.

A sidewalk connection from the new QT to Capitol Avenue should be provided.

Additional response from Traffic Engineering to the submitted traffic study included:

A) The report recommended investigating the addition of traffic signal heads for the
northbound approach of East 15th Street and East Grand Avenue to potentially
address crash trends at the intersection. The City will investigate further.

B) The report included a discussion about the crashes happening along East Grand
Avenue,east of East 15th Street and suggested that a center turn lane may help to
address the left turn and failure to yield from driveway crashes. There were only two
reported crashes in the studied time period that may have involved motorists exiting
the QT site on East Grand Avenue, therefore no significant trend currently exists that
would necessitate immediate changes in association with the site redevelopment.
The City will investigate the possibility of a center left turn lane on East Grand
Avenue in conjunction with the results of the Walkability Study later in 2017.

5. Parking: A minimum of 20 off-street parking spaces are required for the proposed
5,773-square foot building (1 per 300 square feet). The applicant is proposing 62
parking spaces. The PlanDSM seeks to minimize off-street parking area. In this
instance the submitted plan provided over three times the required minimum. Based on
this staff believes that reducing the number of parking spaces to revise the building
location could be accomplished without compromising necessary parking.

6. Drainage/Grading: The submitted Site Plan indicates storm water management being
handled by a surface detention basin at the eastern end of the site. This may need to
be redesigned depending on the solution provided for egress of the east/west alley.

7. Beer and Wine Permit/Liquor License: The existing store sells beer and wine only.
For beer and wine sales, the site would be required to maintain a 150 foot separation
from a church, park, school, or licensed day care use. This proposed site would not
currently meet those requirements with only 80 feet of separation from Capitol View
Elementary School. However, if the applicant does not surrender a valid beer and wine
permit for the property and keeps it valid during the development of a new convenience
store, there would not be a loss of legal non-conforming rights to the existing
separations. Convenience stores do not require a Conditional Use Permit for the sale of
beer and wine only.

8. Staff Rationale: Based on review of the proposed rezoning, which must be found in
accordance with PlanDSM: Creating Our Tomorrow, staff does not believe the
development concept reinforced with the submitted Site Plan meets the intent of the
City's Comprehensive Plan. Therefore, staff recommends denial of the requested
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Mike Talcott with QuikTrip Corp., 5725 Fox Ridge Dr., Mission, KS, stated when they
originally modeled the current store they bought the property, moved the alley, and gave
the city the easement. On this plan they modeled it similar initially, but after consulting with
city representatives and the Real Estate Department, they learned that all homes on
Capitol Avenue have access to their driveways from the street and the alley is not
necessary for them to gain access to their property driveways. The consensus was that the
residents did not need this alley, but they were certainly open to a solutions.

CHAIRPERSON OPENED THE PUBLIC HEARING

Jean Schooley 1554 Capitol Avenue, member of Capitol East Neighborhood Association
stated that the alley is needed as people use this alley to take and pick up children from the
school located on the other side of Capitol Avenue It is necessary as 15th Street is one-
way in front of school.

Mike Simonson inquired if the neighborhood association had taken a vote.

Jean Schooley stated they did not.

Mike Talcott stated that he had attended the neighborhood meeting on September 14, and
felt that the neighborhood supported the new store and were excited to have it in their area.
He also noted their long history in this neighborhood and how they had initially came in and
purchased a dilapidated building and cleaned up the street. They have been successful in
serving this neighborhood and wish to improve and continue on in this area.

Mike Simonson wanted an explanation on zoning from staff as to how this compares to
Dahl's on Ingersoll where they were required to bring their building up to the street, and
then the new QuikTrip store on Keo Way. What was that zoning and why was that
required, and how is this site different or the same? What is the mechanism trigging the
comment for the requirement to pull this building forward?

Mike Ludwig explained at the time Dahl's C-Store on Ingersoll was part of a rezoning to
PUD and was part of the PUD negotiation. The store on Keo did not get pulled up to the
corner, rather it was approved by City Council despite the recommendation of staff and the
Planning Commission. It was also considered prior to the adoption of Plan DSM. In light of
the new Plan DSM Comprehensive Plan being adopted, staff is trying to do their best to
implement the goals and visions of that plan with the existing codes. Just like other
Comprehensive Plans adopted in the past, such as the Community Character 2020 Plan,
we implemented those plans with the existing code that was originally adopted in 1965. We
have probably had three different Comprehensive Plans that we have tried to implement
with the existing code, so implementing Plan DSM with existing code is really nothing new.
We are trying to write a new code, which may mandate building placement rather than
utilize design guidelines. We are making staff recommendations in light of our new
comprehensive plan. We have given latitude to other projects such as SW 9th and Army
Post Road, but they have a different character of the surroundings and are not currently a
pedestrian corridors. The store on MLK and Hickman does not carry the same opportunity
for redevelopment as the area we are currently considering. We must consider the
personality or character of each area. Staff feels strongly that this area along East Grand
needs to have at the least the end of the store up to the street along Grand Avenue. We
have done a significant amount of work contributing to the NPC character along this

^
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Ben Bruner stated he does not agree. This is a corporate decision and what they have
works. They have considered every option and what they have is what they need. They
believe they are improving it from a pedestrian stand point by adding the walkway and not
going through the driveway entrance. There is a consideration of the internal site
functionality and safety. This is a unique site in the sense you have the pedestrian pathway
on Grand and then highway oriented on E. 15th. It's tough to say it's in the middle of a
neighborhood that they need to fully integrate it to the street frontage. From a practical
stand point, it's somewhat a corporate impossibility to do too much with it. From a
procedural stand point, Erik noted if the rezoning is approved, the request from staff is to
continue the site plan. Their request is for a decision on the site plan and not a
continuance at this point. This is a project that QuikTrip is ready to green light or possible
park.

Mike Talcott added reasons not to anchor store to the north sidewalk. Their new design
segregates gas customers from store customers. Moving the store disrupts their flow
taking away store parking and forcing people to fight for parking along with gas customers
when only coming to the store for merchandise. In essence, they have created a separate
parking area for customers and this will set them back not to have it this way. They have
improved pedestrian access, they are pre-certified ADA complainant and the site plan will
reveal this much safer and functional. Corporate hopes they can consider the site plan as it
has been presented as the best option for this location.

Mike Simonson believes there are other things they could do to create a street presence if
they absolutely cannot move the building such as brick piers or a trellis. He is frustrated
that his is not hearing anything further to benefit the streetscape.

Mike Talcott responded that this is something that they have worked with on other locations
and they are willing to consider items like this to create that edge. As of now, with what he
has been presented, staff recommendation is not considering anything other than moving
the building.

Mike Simonson stated there is a reason staff wants the building moved, but if you cannot
do it, are there other ideas that would help mitigate their concerns?

Mike Talcott stated they are absolutely willing to work on the streetscape.

Rocky Sposato asked if what QuikTrip is proposing now is compliant with the current codes
or are we tying it to future codes that have not been written yet?

Mike Ludwig stated that staff recommends that the proposed site plan is not compliant with
the existing code when the design criteria, which are very subjective criteria, are viewed in
light of PlanDSM.

CHAIRPERSON CLOSED THE PUBLIC HEARING

Greg Jones stated that he believes we have discovered that our current ordinance for C-
Stores does not match our new comprehensive plan. He is not sure if that if all C-Stores
are unwilling to put their building face along a pedestrian corridor that we are ever going to
mate the two. They all do the same thing wanting parking around their building. Even
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Glenna Frank agreed it should be both.

COMMISSION ACTION:

Mike Simonson moved staff recommendation that the proposed rezoning be found not in
conformance with the existing PlanDSM Creating Our Tomorrow future land use
designation for the property known as 1522 Capital Avenue.

THE VOTE: 11-0

Mike Simonson moved approval to amend the existing PlanDSM: Creating Our Tomorrow
Plan future land use designation from Low Density Residential within a Neighborhood Node
to Community Mixed Use within a Neighborhood Node.

THE VOTE : 7-4 (Mike Simonson, Jaqueline Easley, Steve Wallace, JoAnne Corigliano,
Carolyn Jenison, Francis Boggus, and Dory Briles voted in favor. David Courard-Hauri,
John "Jack" Hilmes, Greg Jones, and Rocky Sposato voted in opposition).

*6/7ofvote is required by the council as the land use plan amendment requires
affirmative vote by 8 members ofP&Z (2/3 of 11 members present)

Mike Simonson moved approval of the request to rezone 1522 Capitol Avenue from "R1-
60" One-Family Low-Density Residential District to "C-2" General Retail and Highway-
Oriented Commercial District and rezone a portion of 1515 East Grand Avenue from
Limited "C-2" General Retail and Highway-Oriented Commercial District to revise the
conditions to remove the condition prohibiting the commercial site development to access
Capitol Avenue, subject to the following conditions:

1. The public alley within the Property shall not be truncated and shall be connected
to Capitol Avenue.

2. The applicant shall work with City staff to create an urban edge for the north
streetscape (Grand Avenue frontage), to the approval of the Planning
Administrator.

THE VOTE: 7-4 (Mike Simonson, Jaqueline Easley, Steve Wallace, JoAnne Corigliano,
Carolyn Jenison, Francis Boggus, and Dory Briles voted in favor. David Courard-Hauri,
John "Jack" Hilmes, Greg Jones, and Rocky Sposato voted in opposition).

Mike Simonson moved approval of a Site Plan under design guidelines for gas stations and
convenience stores on property located at 1501 & 1515 East Grand and 1522 Capitol
Avenue, to allow demolition of the existing convenience store and pump island canopy and
to construct a 5,773-square foot convenience store with a pump island canopy having 12
fueling locations expandable to 16 fueling locations and allowing commercial site
development to access Capitol Avenue, subject to the following conditions:

1. The public alley within the Property shall not be truncated and shall be connected
to Capitol Avenue.

2. The applicant shall work with City staff to create an urban edge for the north
streetscape (Grand Avenue frontage), to the approval of the Planning
Administrator.

Community Development Department • T 515.283.4182 ,23 \
\ Armor/ Building • 602 Robert D. Ray Drive • Des Moines, IA 50309-1881
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Item /S^-T^P , Date ^-^ /^
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.:^r--c:v:=r~i. ^22?"9^ ^ t6ss^ ^
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^

^-

Address_^^ S'^^s-^Sn 4^/^^Y ^,
(^ffpff-3

Reason for opposing or approving thfe request may be fisted below.
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Reason for opposing or approving this request may be llsfed below:



GENERAL NOTES:
IH ACCORDAMCE WITH GENERALLY ACCEPTED CONSTTiUCTON PRACTICES.
THE COIffRACTOR SHALL SE SOLELY AND COMPLETELY RESPONSIBLE FOR
coHamoNS OF THE JOB SHE. INCLUDING SAFETY OF AL PERSONS AND
PROPEffTC DURING PERFORMANCE OF THE WORK. THIS REQLHREMEW
WILL APPLY CCy-mHUOUSLY AND HOT BE UMtIHl TO NORMAL WORtaNB

AW CDN5TRUCTDN OBSEWATION BY TME EHGtNEER OF THE
CTNIRACTDR'S FERFDRMAHCE IS NOT 1?ENDED TO INCLUDE RB/IEW OF
TtiE ADEQUACY OF THE CONTRACTOR'S SAFETC -MEASURES. IN, DM OR
NE? THE COMSffiUCTDN STTE.

B. COKTTiACTOFi SHALL BE RESPOKSIBLE FOR RU3HG AND REMOVAL OF
TtiE BOSnNS STRUCTURES, REIATED UTIUDES, FAVINS, AHO ANY OTHER
EXISTING IMPRDVEMEN1S /S NCRED. REF. STTE WORK SPECIFlCfflOHS.

C. CONTRACTOR IS TO fSUWZ AND DISPOSE OF ALL DEBRIS. RUSB1SH AND
CTtHER MATCSIALS RESULTING FRDM PREVIOUS AND CURRENT DEMOLmON
OPERATIONS. DISPOSAL WILL BE IN ACCORCAIilCE WITH ALL LOCAL, STWE
ANO/OR FEDERAL REGUUItONS GOVERNING SUCK OPERATIONS.

THE GENERAL CONTRACTOR WiLL BE HHH SDL£LY RESPONSIBLE FOR
AMD SHALL TAKE ALL PRECAUDONS NECESSAW TO AVOID PROPERTr
&U.UGE TD ADJACENT PROPERTIES DURING THE CONSTRUCTION PHASES
OF THIS PROJECT.

E. ALL WORK IN ROW SHOULD BE 1M ACCORDANCE WFM SUQAS AND CFTt-
SUPPLB^EHTAL 5FEC1F1CAT10NS EFFECTI? AT THE TIME DF SrTE PLAM
APPRCVAL

F. ALL STE WORK FOR THIS PROJECT SHALL MEET OR EXCEED THE
SPECIFICATIONS OF THE RELEVANT UTIUtY COMPANY OR REGULATOKf
AtmoRHY.. AHO THE SPECIFICATIONS FOR THE CQNSIRUCnON OF THE
EXISTING If^PRDVEMEKIS WHICH ARE BEING ALTEREO OR REPLACED.
COmWCTOR SHML CONTACT -WE ENGINEER FOR SPECinCfinOH
SECTIONS FOR HD^S SUCH AS lANDSCAPINQ AND 1RRIGCTIQH THAT ARE
AFFECTED BV THE WORK BUT NOT COMPLETELY DETAILED DR SPEdRED
ON THESE PUNS.

WETLANDS NOTICE:
Mff DEVELOPMEm DSCAVATIDH. CONsrRUcnQN. OR RUJMG IN A U.S.
CORPS OF ENGINEERS DESIGMUED WETLAND IS EUBJECT TO LOCAL STATE
AND FEDERAL APPROVALS. THE CONTRACTOR SHALL COMPLY WfTH AU.
PERMIT REQU1REMEMT5 AND/OR RESTRICTDNS ANO AW VIOLATION WILL BE
SUBJECT 70 FEDERAL PENAUY. THE COHTRWTOR .SHAU- HOLD THE
OWNER/ DEVELOPER, THE ENGiNEER AHD -TtiE LOCAL GOVERNtNG AGENCIES
HARMLESS AGAINST SUCH VIOLATION.

WARRANTY / DISCLAIMER:
DESIGNS REPRESENTS) iH THESE PLANS ABE IN hWOWWCE Wm

iED PRACTICES OF CML ENSINEERING FOR THE DESIGN mNCTONS
AMD USES IfflENDED BV -fflE OWNER AT THIS TIME. HOWEVER. HEfmER THE
B1GINEER NOR FTS PERSONHa CAN OR 00 WARRANT 7MEEE CESIGNS OR
PLANS AS CONSTCUcrrEO EffiEFT IN THE SPECinc USES WHERE THE
EHStNEER INSPECTS AND GOMTROLS TtiE PKtSlCAL CONSTOUCTlbht ON A
CONTEMPORARr BASIS AT THE SITE.

TRAFFIC CONTROL NOTE:
THE COI'myCIDR IS RESPONSIBLE R3R PROUOtHG TRAFFIC COKIRDL FOR
ANY WORK PERFDRMED WrTHtH STREET RIGHT-OF-WAY. TRW1C CONTROL
SHALL CONFORM TO THE MANUAL ON UNIFORM TWFIC COKTROL DEMGES
(MUTCD), CtJRRENT EDmDN AND CtTr OF DES MD1KES SPECinCATIONS. n-
IS THE CONTRACTOR'S RESPONSIBtLmf TQ &1SURE PROPER TCWIC
CONTTOL IS IN PLACE FOR EACH PHASE OF CQNSTRUCTIDN. " THE
CONTRACTOR IS ALSO REBFON51BLE R3R PROPERLY MAINTAININGTRAFFJC

DEVICES THROUSHOUT THE OURAWN OF THE WORK. THE
CONTPACTOR SHAU. PROVIDE TmFHC CONTROL PLANS TO THE Ctn- OF DES
MOINES AS REQUiRED.

FLOOD CERTIFICATION:
ACCORDINS TO WE FEDERAL EMERGENCf UANAGEUEOT AGENCy FWOQ MAP
SERVtCE -fflE SUBJECT PROPERTl' B LDCATED IN FDdA FLOOD PANELS NO.
1902270DGD Is 19D2Z70C7D. SUBJEH" PROPERTr S U3CWEG IN ZONE X,
WHICH IS DEFINED AS AREhS DETERMINED TO BE OUTSIDE THE 0.251
ANNUAL CHANGE FLOODPLAIH. BOTH MAPS WE AN EFFECTIVE DATE OF
SEPTEMBER 1B, 19B7.

HORIZQNTALDATUML
illADB3"roWA"5?"pKN^SO&TH 'toNE-US

VERTICAL DATUM:
BM-5ES5 (CITC OF DES MOINES) CDM BRASS CAP ON THE HORTHWEST

:ORHER OF -fflE -nWHC SIGNAL BASE LOCATED At-1HE
SOUTHEAST CORNER OF EAST GRAND AVENUE AMD EAST 15TH
STREET.

ELEVATION a 92.408

BM-1D5S (CUT OF DES MOINE5) TRIAKGLE CLT IN THE SOUffl CORNER
TtiE TRAFHG SlGtiAL BASE LOQUED AT THE NORTHWEST

CORNER OF WALNLfT AVENUE AMD EAST 15IH STREET.

ELEVATION - 91.402

NAVDBB COWERS10N " CITY DA-RJW + '773.9+'

S/TE PLANS FOR

QUIKTRIP STORE #0535
7 501 EAST GRAND AVENUE

CITY OF DES MOINES, COUNTY OF POLK, STATE OF IOWA

PROPERPf DESCRIPTION
1B2? CAPFTOL AVENUE DES yQINES.JQiffi
LOT_6 IN.SLDCK 45 IN 5TEWARTS ADDmON TO THE crTC OF DEE MOINES, NOW INCLUDED IN AHO FORMtHS A
PART OF THE OTf OF DES MOINE5. POLK COUtW. IOWA.

LOT 5 AND LD73 24. AMD 25 AND AU- THE PART OF THE 13.0 FEET SCT/WEET AilEf RIGHT-OF-WAY LVIHG
NORTO OF AND AOJOtHINB LOTS 4 AND 5 ALL IN BLOCK 45 IN SrEWARTS ADGITION. AN OFFICIAL PIAT. ALL NDW
fNCLUDED IN AND FORMINB A PART OF THE cmf OF DES U01NES, POLK COUtflY, IDW^

MEASUR1HS 5 FEET OH THE NORTH
UNE AND 5 FEET ON WE WEST UNQ AND THAT PART OF THE VACATED EAST/WEST ALLET RJGKT-OF-WAY LYINS
MPI™_QF..^P.At'J.OINtNS LOTS.1,2. AMD 3 AIL ]N BLOCK 45 ]N STEWARTs AODmON, AN OFFICIAL PUT, NOW

DES M01HES, POIX COUNTT, IOWA.'

SHEET INDEX
SHEET NO.

S-fl

10

12

SHEET TTTLE

COVER

SBTOLmDMFlAN

SRW1HG PLAN

DETAILED GRADINS HAM

STORM WATER MANAGEMENT FACILOTES PLAN

EROSION CONTOOt. FIAM

unuTypiAM

TREE MmBATlON PLAN

LANDSCAPE PLAN

OETAILS

INCUJDED !N AND FORMING A

MUNICIPAL AND PRIVATE UTIUTi' CONTACT LIST:

2201 GEORGE FIASG" PARKWAY
EES MDINE5, IOWA 50321
TEL: [515) 2B3-H72B
FA% <51S) 2B3-2GW
CONTACT: "JAHA HDDGES

"ENERGY
TEL: (515) 252-GG32
COMTACT: 'GRAIS RANFELD

ROBERT 0 RAY DRIVE
DES M01MES, IOWA 50309

i15) 283-4095
2S3-4Z7D

'CHARLES LEPAK

^^ B%^^VS^
DES M01HES, IOWA 50303
TEL: (515) 2B3-H3G
COm-ACT: JENNIFER DAKOVICH

'15 DEW AVENUE
GES MDINES. IOWA 50309
TH; (51S) 237-131S
FAX: (515) 2B3-<g07

PATRICK PHE1AH

PROJECT CONTACT LIST:

DE3 MOINE5. IOWA
TEL- (515) 283-4035
FAX: (S15)

DES MOINES, IOWA 50309

i15) ZB3-4270
CONTACT: 'CHARLES LEPAK

MIBAMERIWTENBW
TEL: ' (515) 252-G63Z
CONTACT: 'CRA1G RANFOD

ZONING SUMMARY
ZONED: C^ZtSENERALRETAILAMDHlSWWW
ORIENTED CQMMERCtALBISmlCD
MINIMUM LQTARK [SaUAREFEET)
MINIMUM LOTWtDffl [FEED
SFTC AREA PER UNFT (SQUARE FST)

FROOT YARD SETBACK (FEET^
S1DEYARDSETBACK[F6ED '|
f£W YARD SETBACK (FEETl

REQUIRED OPEH SPACE
MWUMUM HEIGHT (FEET)

NONE
NONE
NONE

_OF_BECORG

1JBD NORmWEST 121ST SIREET
CUVE, IOWA 50325
TEL: (S15) SE4-1229
KUC: (S1S) 9G4-237D

QUIKTRIP'CORPORATION"
RAHDr 2ERR . WADE RJCHARDSON
13EO NORmWET 1215T STREET 47D5 SOUTH 1ZSTH BST AVEMUE
CLM. IOWA 5D325 TULSA, OKLAHOMA 74134
TH; (SI5) 364-1229 TEL: (313) B15-7S42
FW (515) BB4-2J70

DEVELOPMENT SUMMARY

15ER ARRANGEMENT

; CANOPY AREA

OFEHSPACe
REQUIREO

PROVIDED PARKING

17 e.F.dp.TT ACRES ±)

;e STORE wrm FUEL

FUTURE I

IB'-G-MIN./^'^rMAX.

IS.IBtS.F. [2CUW)

13,flD7S.F.(175K)

-: OF GROSS FLOOftAREft (G.FA)

<<"i

N ^

•ft



DISPOSAL WJLL BE Wi ACCORDANCE V/flH AIL LDCtALi CTXTE AND/DTt FEDEJWL RECULATIDNS

BWlFtBHUEKTAL'CbMPLWICE ENGINEER MTH OtaPOSU- PLAH.

.—^:^!!^ a ^:y-——<-"^s-

•^IC-Jd

MS UNE (mis stzs/npE OK PUKS)

SWVTfSCf SEWER UHE (PUJS SSZftfPS. ON PUW^

SEMER UNE {<12^ (PUJS szyTff£ w nAN^)
fc.m (nus sizynrE DM piAMg

^.,...M.
,\\\\\\\\\\\\\\\\\\\UA\\\\\\\\\\\\W(\\

WWHt UME (PUJS SIZE/TOE ON PUNSI)

PEOESTAl/RISOl-PUJS TYPE OP
POLE-PUJ3 TIK
pat£ W/UEUr
POLE W/IBWSraRHER

[PUJ5TOW
USER (PHIS TOE)

(PLUS npg

'^^.^L':-^-^.^.^^^^'^'^:t-:S^-:.'-.;l:iA^^^<.:''^ASUIS^''~:''"lT'*Si;"-:;i.;l;.
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1S'X15' VISION-
TOIAN6LE CW.} \l.

I Tl^E t™B:IE3TC™T_0^jlW^UECT_WW R..SHWI ON THE

5. UEtTOHn MUST EE LOW CLWE CtfT-OFF TB'E RCTURES TO REBUCE TtiE GLWE BF UCHT POLUmBM

IB.

DtSIUfBED WQG

iEaS?K"iSi£

EKTERIOR SEASOMAL
PRODUCT DISPLAY [IW.)

I
^-TUTLSSE FUEL

CANOPY PUMPS

AIR STATION ^g?,-^^-—-^—^^--^-—-

s?,,°ft ,,11 .r7T^-^H
•CLJSTDM QT MONUMEMT StBN, ^ —^ - ^-
UH12-2PQ, a'-O' HTX
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CUSTOM OT MDNUMENT SIGN. -/ ^-"^ S',
llum2^m"B^o-w";_ lrS "•"•

11'-T" WX54.0D S.K



3|1 |5| 6 |7



RIM - 31.1 G
FL IN (NE-15" HDPE) s 81^5
FL OLfT (S^V-15" HOPE) - 31^5

FL OUT (SW-6- PVC) - 87.93

FLIK " B^SD.

SINGLE CDM00 CURB 1NLET, £rRC-1G
TOM " 90.17 •SW-401 (SUDAS), 4'S MAHHOtE, 5IRC-3

.RIM .."S^Di"'"

SFL IN [HE-15" HDPQ » B1.B1
FL OUT' (SE-15" RCP) - B1.71

SINGLE COMBO CURB ;NLET, STRC-5^-
RIM " 91.40

n. IN (SW-15* HDPE) <= B2.6+FL OUT (SE-15* HDPQ - B7.17
.Mfat.

TO WE CDNSrRUCTpN OF. OR COKNEC-nON TO ANf
DRAIN OR AW OWSS ELEVATION SENSmVE UnLJTr, THE

si^-401"(SUDAS),'4'S TtANHOLE,' SffiC-10-/l
RIM a B7.38

FL IN (WW-15' RCP) -. 31.07

COK1RACTGR SHALL EXCAVA7& VERIFY AMD CALCUIATE ALL
OF CONNECnONS /? ALL UTILJTi' CRDSSINGS. THE COWTRACTOR(SUDASJ. +'(i MANHOLE, STRC-4

RIM'- 91.55
SHALL INFORM THE ENGINEER AND THE DWMER OF !W CONFLICT
OR REQUIRED D&IA-nONS FROM •m£FLAN;''mE ENGINEER AHD
OWNER WILL BE HELD HARMLESS M -mE Ei/EhfT THE EMGINEER
AHD OWNER ARE NOT NOT1HED OF A DESIGN CONRJCT. •

(W-15- HOPE) - 06.95
(HW-15- HDPE) - BBJ3K

IFL OUT (SE-15- HDPE3 *•
HDPE) •

FL OUT CNE-15" HDPQ " &4.12

'SW-4C1 (SUQASi,-4'd MANHOLE.' CTRC-1+5^:
RIM -

R. IN (.SV1-1B' HDPE) - B4.5B
FL IN (SE-6- P?) ° B53B

\ FL our (NW-IB" HDP^ - B4.48
\ i y.\

INTERNAL AWMtNS DRAINS (G- P/C)

OEWOUT, 5TRC-2
RIM -> 90.73
FL IN (SW-12' PVC) " 88.51

(E-15- HDPE) = BB^

SW-W1 (SUOASJ, 4'(1 MANHDIE, CTRC-13-
'w '-"ao.w.f I

FLIH (SW-1B" HDFE) - BS.BO,
FL IN (SE-12" HDPE) - B530)

R- OUT (ME-18' HOPE) - B5.78',
/•- "~""" '/""" ""'X.

y;,,,/

^'sw^^
^-^ s /SV
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TAPPING SLEEVE AND VALVE PER I ls- -
LOCAL SPEC1F1CATIDM3

I .] I \\ " - PVC "CONDUFTS
ELECTRICAL SERVICE

(2) 1GB LF OF 4" SCH. 40-S— 7^ —
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GENERAL NOTES

THE COMIBWCm B SPBClFlW^f

WfEFE PnsSBLE, MBSURBJEKIS TAKEN W THE FiaC. THE [NFOBUA'IlaN IS NOT TOBE REUED OlN A3
SBHB EMCT OR'COMPLETE. "mE COmRWIQR swu. CONIACT iUJ. unijn' COMRWBS AND FIELB LOCWE

cnUPWnyeDVHiNING ASBlcr SFBaFlMlDtiS,

3, /S POSSIBLE, AU. FaOPOSEt)
AVOIOiWO DH-EnE'PAVED WEVS

tmUHES CUHHB THE

OF CQNNECT10HS
JlEQUtREB

THE'BiBI

B. TOE coMHtMarm SHUI.

THECOtITRWHlR B RE5POMS1BLE FDH_
COUPANES ANB ENSUBIHS THff JUJ. FERUffS

THE CCMTiVCTOR IS RESCONSBIE

OBTAWEO (&B. Pm-ASlE WA'ER.
PERMIT FEES SHUL BE COUPIEIEB, SUBUITTEn,

BUST.

amncN. puws FOR

CtiARWCE EEIWEEN PRaPOSED UHUTf EBW1CES AND
oF'THEsetumi

'f SVfnACT 5EWBlt OR AWy

FROM THE ?IW- "ME ENeiHEEB ?0 OWNER WU. BE

/W UHUIT SECTICE USMffTiaNS, IF MI{. vim A&UCEKT

TOl COOBBNCTNO ALL HEHUIRED INSFSmBHS WTH THE UTIUIY
MtfS WE BEEN ~

pHiMH3,,en:,_w7n
AM PERUnS ?WE BEEN

BENBSAHETO WWE3' MIN. WD][. CONtWTISTO.eE IHSmU.B) Br_CONnyciDR ]W/CCDitCWCE.WTH
unuir cow/m sFEaRcniona. BEEoimwr MNBW. IF REOUIREC, TO BE SIZED IN ACCORBWCE wm\
THE NATtoWU. ELECIRIWL COHE (MEO,

TSSPHONE SBMce IS •TO BE
BE MSMUED BT

THE PROpEOTf UNE Bf
apECIflMriOHS.

SCHEOULE 40 nC PPE Wffl 3" MIN. ItUU AT TURNS.
THE BUILDUW "TO THE PfiaFEHT/ UNE IN

aflMriOHS. THE'CBNOUIT END ]S TO BE d£ARLY MABKEO ffl-
swi cowffcr -me umjn- COUPJW TO vErapr

SERMCE INSWUTOHS, INCUIDING EACKFLDW BEV1CES. ARE •IB BE ItlSTAUH) IN
'miTwrc^nrBS'uoitis^wliTO'spmnMimE wo ARE'suaJEcfro FIEIB

VEfflRmiDH WD APPROVAL Bf THE WWBt OEPJTOUEW lNS'£CT)Ei. BWaWW PfiEVENIER(S) WE TO
BE U3WEU INSaBE THE BLHU11N& REFER
LESS 5HU1. BE K-CpPFBt WUH 77"

"•fflEBUtBlilG'

n> awawr SEWER SETOICE UWE
IS TO SE CONSTRULIlbU Tri ACCORIHNCE
OBVIOUIS ffiE -TO BE IHSBUai w HI.
THE PLJUHNS CDfCTUCTOR WU. BE RES?DltSHt£

s»s,'sfs,s 's°s»?y
F>ESMn3_FDR POWBLE WfflBt, StiHRjW
FSttUT FEES SHAtL BE CUUPLEO, SUBMtnEC,

ALL PUSUC SWSW SEHEst CONSTIiUCTU

H TO ARCHBECTURW. PiMG. AU- WATER SBWICE UNES 2' OR
Wf hl-LH ASSESSED By THE UTTUTf COME'AW

jaHtIUCTOR SHUJ. IUBK -THE LOMlnN OF THE
NGWHBI auffiiua'

BE CP WIH 4S' UIN1MUU cmea. SWITAW sewst SBMCE

. POINTS OF OEFl£CT10H HBW THE ESWffi WO AS NOTED.

HOT Liunai TO, uwnotBi unurr VALVES, CIBWOUIS, ANC
TO PMISH GRABE AS REOURa.

CR ADJtlOTtlB THE ORSSE WTSiCEPTOR ACCESS UWIHOLES TO
puws ran SRBEETWICTCEHDR DETAILS.

SGVcTti ^MO ^IDRU 5BV3t EE3WIGE5, AU- APPUWnDN WD
UTIcDi ^HO PAU) By OUIKTRIP*

RUCT10N SWU, BE IHSTAUEC UMDER A SEPARHTC CDHIHter.

GENERAL LEGEND

U3C— UMQSICTDUWO ELBCTR3C L1HE

ST—STORM PIPE «1 a-t
STORM PPE C> 1^^
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0535 Double Stack'6 Canopy Elevations
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