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PROJECT: The Residence at Carter Lake
New Development
Carter Lake, IA

Report No. One (1)

OWNER: OPG Carter Lake Partners, LLC
Dan Maximuk
254 N. Santa Fe Ave, Suite A
Salina, KS 67401

Date Nov. 10, 2025

Architect's Proj No. 25-3489
CONTRACTOR: Koester Construction Company

3050 SE Enterprise Dr.
Grimes, IA 50111

Contract For: General Construction
Mechanical, Electrical

The work shall be carried out in accordance with the following supplemental instructions issued in accordance with the Contract Documents without
change in Contract Sum or Contract Time.  Prior to proceeding in accordance with these instructions, indicate your acceptance of these instructions
for minor change to the Work as consistent with the Contract Documents and return a copy to the Architect.

DESCRIPTION:

1) Contractor to make adjustments as needed and required per the modifications as indicated on attached drawings and in the below
descriptions:

a. Corridor walls have been revised to Partition Type 2 in lieu of 2.1 or 2.2 (reference revised sheets A2.1. A2.2, A2.3, A2.5,
A2.6, A2.7, A2.8)

b. All apartments – Mechanical Room 03 – plumbing wall has been revised to a 2x6 wall in lieu of a 2x4 wall. Wall in between
laundry and mechanical room has been revised to a 2x6 wall in lieu of a 2x4 wall. (Reference revised sheets A2.5, A2.6,
A2.7, A2.8)

c. House service is fed with (2) sets of #350 KCMIL, per table 250.66, #2/0 is required. (Reference revised sheet E6.2)
d. Dwelling unit panel schedules have been revised. (Reference revised sheet E6.3)
e. Vertical grab bars have been added adjacent to the toilet in the public restrooms. (Reference revised Sheet A8.1)
f. Civil Revisions

i. C1 – Updated Index of Sheets, additional Sheet added to the plan set
ii. C4 – Extended ramp by 1 foot
iii. C5

1. Pipe located between ST-1A and ST-2 was under trash pad has been moved out from underneath the
trash pad.

2. Pipes within the property have been updated to “plastic” except any pipes in the ROW will remain RCP,
pipe collar structure has been added to split pipe types at the property line

3. ST-1 changed to SW-501 Structure
4. ST-2 changed to SW-503 Structure
5. Pipe located between ST-1 and ST-2 changed from a 24” to a 12” pipe

iv. C6 – minimal grading changes in the pond by the outlet of the flared end section, bottom of the basin pulled
slightly closer to the flared end section,

v. C7 – updated SWPPP narrative
vi. C7a – additional sheet added to continue the updated SWPPP narrative

2) Contractor to review the Commercial Plan Review Building Code Comments from the City of Carter Lake and take note of any and all
requests for deferred submittals, reviews or permits.

_________________________________________________________________________________________________________________________
Attachments:

1. Revised Architectural Sheets A2.1, A2.2, A2.3, A2.5, A2.6, A2.7, A2.8, A8.1
2. Revised MEP Sheets E6.2, E6.3
3. Revised Civil Sheets: C1, C4, C5, C6, C7, C7A (new)
4. Commercial Plan review Building Code Comments from the City of Carter Lake

Issued by: Jones Gillam Renz Architects  PO Box 2928, Salina, KS  67402
Maggie Gillam, Project Manager 785-827-0386 mgillam@jgrarchitects.com

Copies to:

Koester Construction
OPG - Dan Maximuk, Austin Kack, Amanda Klaus
LST – Ryan Lies
Structural – Isaac Cundiff, Marcus Himmelberg
Civil – Elizabeth Hunter



1 
 

 
 

 
 
 

 

  

 Date: September 4th, 2025       
 

Designer: Jones Gillam Renz Architects 
                  Attn: Elizabeth Hunter 
                  730 N 9th Street 
                  Salina, KS 67401 

Project: The Residence at Carter Lake 

Project Location: Avenue K & 9th Street (south-east corner of intersection) 

   Project Description: New (Senior-Living) Apartment Building & Site Development 
     Occupancy Group: R-3 (residential-apartments) 
Type of Construction: V-B w/AFES (S13R) 
   Building Area Sq Ft: 51,603 (59,400 code allowed) 
          Building Height: 40-feet/3-Story (60-feet/4-Story code allowed) 
        Occupancy Load: 301 
         Number of Exits: 6 provided ground-level (6 code required) 

 

SITE PLAN REVIEW 
 

¶ Current Zone District: R-3 (Urban Residential Multi-family) This is an allow use in this district. 
 
¶ Site Plan Review of the performance point requirements for this project proposed site development, 
exceeding the minimum performance points of 30 and has addressed all other development city zoning 
regulations including all yard setbacks, parking, landscaping, and the minimum drainage runoff 
controls/stormwater management based SUDAS requirements for this project establish on the licensed 
civil engineerôs working design. 

 
¶ According to the proposed Re-Plat of this property will require revisions to the site plan(s) including the 
drainage controls/stormwater management. This will need to be submitted and approved by the 
Building Official before any grading permit shall be issued for this project. 

 
¶ Planning Board will need to assign a street address for this project. 

 
ARCHITECTURAL & ACCESSIBLE CODE COMMENTS 
 
1. All accessible man-doors shall have approved opening hardware capable of operation without tight 
grasping, pinching, or twisting of the wrist. [IBC 1008.1.8.1 & ICC/ANSI A11.7.1] 

 
2. Locations of fire extinguishers (for class A hazards) placed at conspicuous locations with maximum 
travel distance to fire extinguishers of 75-feet or less along paths of egress per code. [IBC 906] To be 
verified with the City Building Inspector and City Fire Department. 

 

CITY OF CARTER LAKE 
Building & Zoning Department 

950 Locust Street 
Carter Lake, IA 51510 

Telephone: (712) 847-0535 
Fax: (712) 347-5454 

Inspection Request: (712) 347-6320 
https://www.carterlake-ia.gov 

COMMERCIAL 
PLAN REVIEW BUILDING 
CODE COMMENTS 
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3. Provide deferred plan submittal on fire sprinkler and life safety intentions.  Please note, this plan review 
and approval of plans/documents is required before any required secondary life-safety building 
permit(s) will be issued by the City and before any of secondary construction can commence. [NFPA 13 
2016 8.15.7.2] 

 
4. Provide the code required Energy (COMcheck www.energycodes.gov/comcheck) Compliance report(s) 
for the construction of proposed tenant improvement area using the 2012 edition of the International 
Energy Conservation Code as a deferred submittal. [State Required - IECC 103] 

 
5. Provide All energy mechanical, electrical, and water-heaters compliances with the provisions of the 
2012 IECC and including a Total Building Performance Compliance Certificate(s); provide a code 
minimum efficiency compliance or COMcheck compliance certificate reports. [IECC 403, 404, 405 & 
407] 

 
6. Provide deferred plan submittal on complying with Communication Alarms, Elements and Features as 
code requires for accessible audible and visual alarms and notification (signs, alarms, strobes, horns, 
etc.).  Please note, this plan review and approval of plans/documents is required before any required 
secondary life-safety features building permit(s) will be issued by the City and before any of secondary 
construction can commence. [NFPA 72 & ICC/ANSI 705] 
 

7. All accessible signs including tactile signs shall contain both raised characters and braille, where signs 
with both visual and raised characters are required, either one sign with both visual and raised 
characters, or two separate signs, one with visual, and one with raised characters, shall be provided. 
[ICC/ANSI A117 703.1] 
 

8. Verify all accessible signs including tactile signs shall contain both raised characters and braille, where 
signs with both visual and raised characters are required, either one sign with both visual and raised 
characters, or two separate signs, one with visual, and one with raised characters, shall be provided. 
[ICC/ANSI A117 703.1] 

 
9. All accessible (handicap) restrooms shall be accessible and comply to the minimum spaces, 
clearances, fixtures, grab bars and surfaces as outlined in the ICC A117.1-2009. Note: Fully accessible 
water closet stalls shall have fixed side wall grab bars with addition of vertical grab bar 18-inches 
minimum in length shall be mounted with the bottom of the bar located 39-inches minimum and 41-
inches maximum above the floor, and with the center line of the bar located 39-inches minimum and 
41-inches maximum from the rear wall. [ICC A117.1-2009, 604.5.1] 
 

10. Comply with Communication Elements and Features as code requires for accessible audible and visual 
alarms and notification (signs, strobes, horns, etc.). [NFPA 72 & ICC/ANSI A11.7.1] 

 
11. Comply with ADA 2010 Sec.406 for required curb ramps; which shall be addressed on Site Layout 
Plan/Civil Drawings. Following is an excerpt from 2010 ADA Standards for Accessible Design: 

 

406.1 General. Curb ramps on accessible routes shall comply with 406, 405.2 through 405.5, and 405.10. 
 
406.2 Counter Slope. Counter slopes of adjoining gutters and road surfaces immediately adjacent to the curb 
ramp shall not be steeper than 1:20. The adjacent surfaces at transitions at curb ramps to walks, gutters, and 
streets shall be at the same level. 
 
406.3 Sides of Curb Ramps. Where provided, curb ramp flares shall not be steeper than 1:10.  
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Figure 406.3 Sides of Curb Ramps 

406.4 Landings. Landings shall be provided at the tops of curb ramps. The landing clear length shall be 36 
inches (915 mm) minimum. The landing clear width shall be at least as wide as the curb ramp, excluding flared 
sides, leading to the landing. 
 
EXCEPTION: In alterations, where there is no landing at the top of curb ramps, curb ramp flares shall be 
provided and shall not be steeper than 1:12.  

  
Figure 406.4 Landings at the Top of Curb Ramps 

 
406.5 Location. Curb ramps and the flared sides of curb ramps shall be located so that they do not project 
into vehicular traffic lanes, parking spaces, or parking access aisles. Curb ramps at marked crossings shall be 
wholly contained within the markings, excluding any flared sides. 
 
406.6 Diagonal Curb Ramps. Diagonal or corner type curb ramps with returned curbs or other well-defined 
edges shall have the edges parallel to the direction of pedestrian flow. The bottom of diagonal curb ramps 
shall have a clear space 48 inches (1220 mm) minimum outside active traffic lanes of the roadway. 
  
502.2 Vehicle Spaces. Car parking spaces shall be 96 inches (2440 mm) wide minimum and van parking 
spaces shall be 132 inches (3350 mm) wide minimum, shall be marked to define the width, and shall have an 
adjacent access aisle complying with 502.3. 
 
EXCEPTION: Van parking spaces shall be permitted to be 96 inches (2440 mm) wide minimum where the 
access aisle is 96 inches (2440 mm) wide minimum.   

12. Parking spaces shall have at least one van accessible parking space per code.  [IBC 1106.5 & ADA] 
The following is an excerpt from ADA Standards for Accessible Parking Spaces Design: 
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Figure 502.2 Vehicle Parking Spaces 

502.3 Access Aisle. Access aisles serving parking spaces shall comply with 502.3. Access aisles shall adjoin an 
accessible route. Two parking spaces shall be permitted to share a common access aisle. 
 
502.3.1 Width. Access aisles serving car and van parking spaces shall be 60 inches (1525 mm) wide minimum. 
 
502.3.2 Length. Access aisles shall extend the full length of the parking spaces they serve. 
 
502.3.3 Marking. Access aisles shall be marked so as to discourage parking in them. 

 
 
STRUCTURAL COMMENTS 

 
13. Provide the code required structural calculations and load designs to verify compliance with the 
required design loads along with being cross reference with the building plans/drawings and details of 
all building design components. [IBC 1603] 

 

¶ Calculations should clarify lateral (wind/seismic) load transfer from roof diaphragm to interior and 
exterior shear walls below in transverse direction (parallel to roof trusses). And provide all 
necessary details on the Structural plans including code listed fasteners, connections hardware 
straps and clips. 

 

¶ Calculations should clarify the code applicable internal pressure coefficient and components and 
cladding design wind pressure to be used for the design of external components. Also show in 
Seismic Load Data all parameters and coefficients along with verify R factor. 

 

¶ Calculations should provide information that relates to all loads of the exterior walls to be 
indicated as shear wall types along with details and nailing requirements (edge and field) and 
noted on the Structural plans. 

14. Structural plans show pre-manufactured floor and roof trusses. Please provide pre-manufactured roof 
truss drawings, details and calculations to verify compliance with design loads to the structural 
provisions OR note as a deferred submittal on the plans. 
 

15. Verify an accurate and complete listing of any required special inspections pursuant to the current code 
and have the City Building Official approval of the special engineering inspection firm before this project 
commences. [IBC 1704 & 1705] 
 

MECHANICAL & PLUMBING COMMENTS 
 
16. Clarify on plans that all motors one horsepower or larger shall be specified to be high efficiency type 
with full load efficiencies equal to or greater than those recommended by ASHRAE /IESNA Standard 
90.1. 
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17. Comply with code for duct classification, which shall be specified for all air ducts. Classification of air 
ducts shall be based on their maximum operating pressure at pressures of positive or negative. [IMC 
603.3] 

 
18. Smoke detectors are required in return air system with a design capacity greater than 2,000 cfm in the 
return air duct or plenum upstream of any filters, exhaust air connections, outdoor air connections, or 
decontamination equipment and appliances. [IMC 606.2.1] 

 
19. Verify/provide mechanical ventilation in Restrooms; at least three (3) square feet (0.27 m2) in area; a 
vertical duct not less than one hundred (100) square inches (0.064 m2) in area for the first toilet facility, 
with fifty (50) additional square inches (0.032 m2) for additional facility; or a mechanically operated 
exhaust system capable of exhausting fifty (50) cubic feet of air per minute (23.6 L/x) for each water 
closet or urinal installed in the toilet room. Such system shall be connected directly to the outside, and 
the point of discharge shall be at least three feet (3') (914 mm) from any openable window.  [IBC 
1203.1.3.1] 

 
20. All motors one horsepower or larger shall be specified to be high efficiency type with full load 
efficiencies equal to or greater than those recommended by ASHRAE /IESNA Standard 90.1. 

 
21. Comply with code for duct classification, which shall be specified for all air ducts. Classification of air 
ducts shall be based on their maximum operating pressure at pressures of positive or negative. [IMC 
603.3] 
 

22. Clarify that all exterior metal gas piping shall be listed/tested with protection coating system. [IFGC 403.8] 
 
23. Verify and address the requirements of fuel gas appliances and equipment listing and labeling on plans. 
[IMC 301.3 & 301.4] 

 
ELECTRICAL COMMENTS 
 
24. Clarify the properly sized grounding electrode conductor(s) to connect the equipment grounding 
conductor(s) and the grounded conductor(s) to the grounding electrode(s). [NEC 100, 250.26, 250.66 & 
Table 250.66]. 

 
25. Clarify and/or provide code required design of emergency lighting throughout the building. [IBC 1006, 
1205.5 & NEC 700] 

 
26. Coordinate with Mechanical Plans and provide code required electrical service receptacle(s) near all 
equipment, which shall be addressed on the project. [IMC 306.5.2.] 

 
27. Reference exterior lighting for the building; when the power for the exterior lighting is supplied through 
the energy service to the building, all exterior lighting, other than low voltage lighting, shall have a 
source efficacy of at least 45 lumens per watt. Fixtures employing lamps rated over 100 watts shall 
either have a source efficacy of at least 60 lumens per watt or be controlled by a motion sensor. [IECC 
505.6] 

 
End of Plan Review Code Comments 
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5/8" Rebar Aluminum
Cap #7717

5/8" Rebar Yellow
Cap #5414

5/8" Rebar Yellow
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5/8" Rebar Yellow
Cap #5414
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5/8" Rebar Yellow
Unreadable Cap
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AVENUE K

Cox Communication

Rim=978.86
F.L.=974.10 8" PVC E, W & S

Rim=974.98
F.L.=971.20 12" N & S

Rim=975.66
F.L.=972.74 8" PVC E
F.L.=971.60 12" N & SW

Rim=975.37
F.L.=964.73 8" N & S

Rim=975.99
F.L.=969.89
Intake=974.24
12" RCP NW

Rim=976.07
Bottom=969.80
Full of Water

Rim=975.91
F.L.=965.62
8" N & S

Rim=975.77
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8" N & S

OPPD
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Bottom=967.66
Silt=969.25

F.L. Unknown
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Full of WaterRim=975.09

Full of Water
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F.L.=969.83
18" RCP S
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0 30

DIMENSION PLAN CONSTRUCTION NOTES

1.EXISTING FEATURES, PROTECT THE FOLLOWING:
A.PAVEMENT TO REMAIN.
B.EXISTING UTILITIES.  COORDINATE ANY RELOCATIONS OR
ADJUSTMENTS WITH UTILITY SERVICE PROVIDER AS NECESSARY.

2.PAVEMENTS, PROVIDE THE FOLLOWING:
A.6" DEPTH PCC ON 12" PREPARED SUBGRADE.
B.7" DEPTH PCC ON 12" PREPARED SUBGRADE TO R.O.W. LINE.
C.4" DEPTH PCC SIDEWALK ON 6" DEPTH PREPARED SUBGRADE.
D.CURB DROP.

3.     PAVEMENT MARKINGS, PROVIDE THE FOLLOWING:
A.PAINTED ACCESSIBLE AISLE.  45Á STRIPING AT 3' ON CENTER.
B.ACCESSIBLE SYMBOL AS PER ADA STANDARDS.
C.YELLOW 4" WIDE PAINTED PARKING STALL LINES.
D.ACCESSIBLE CURB RAMP WITH LANDINGS AS PER ADA STANDARDS.
PROVIDE DETECTABLE WARNING WHERE SHOWN ON PLANS.

4.     PROVIDE THE FOLLOWING SITE IMPROVEMENTS WHERE SHOWN ON 
PLAN:
A.BUILDING; SEE ARCHITECTURAL PLANS FOR DETAILS.
B.REFER TO THE MEP PLANS FOR UTILITIES CONNECTING INTO THE
BUILDING.

C.VAN ACCESSIBLE PARKING SIGNAGE AS PER ADA STANDARDS.
D.6' TALL SCREENING FENCE; SEE ARCHITECTURAL PLANS FOR DETAIL.
E.4' TALL ALLUM. FENCE TO SURROUND DOG PARK; SEE
ARCHITECTURAL PLANS FOR DETIAL.

F.TRASH ENCLOSURE WITH FENCE & GATE; SEE ARCHITECTURAL
PLANS FOR DETAIL.

G.MONUMENT SIGN; SEE ARCHITECTURAL PLANS FOR DETAIL.

5. SEE UTILITY SHEET FOR WATER SERVICE, STORM SEWER AND 
SANITARY SEWER INFORMATION.

6. CONCRETE FLUME, SEE DETAIL ON SHEET C12.

LEGEND

- 6" DEPTH PCC ON 12" PREPARED SUBGRADE

- 7" DEPTH PCC ON 12" PREPARED SUBGRADE
TO R.O.W. LINE

- 4" DEPTH PCC SIDEWALK ON 6" DEPTH 
PREPARED SUBGRADE

1A

(CLPW = 976)

(CLPW = 979.13)

(CLPW = 979.13)

(CLPW = 975.78)

2A

2A
2A

2A

4A

4D

3A

3A

3A 3A

3B

3B 3B

3D

3D

3D

3D

3D

3D

4E

4C 4C

4C

3C

3C
3C

3C
(TYP.)

(TYP.)

(TYP.) (TYP.)

4G

5

4F

2B

2B

2B

2C 2C

2C2C2C

2C

2C

2C
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2C

2C

1A

1A

1B
1B

1B

1B

1B
1B

1B

1B

3D

2D 2D

2D 2D

1B

PROPOSED LOT LINE

3D

3D

3D

3D

3D

3D

3D

3D

1
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