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June 16, 2020 

Mr. Christopher Gibbons, AICP 
Planning Manager 
Community Development Department 
City of Council Bluffs 
209 Pearl Street 
Council Bluffs, IA  51503 

REFERENCE: Lewis Central Community Schools High School and Middle School Campus 
Rezoning Application, Text Amendment Application & Development Plan Application 
Job No. 0118180.02-020 

Dear Mr. Gibbons: 

Submitted herewith are rezoning application materials for Lewis Central Community School (LCCS), High School 
and Central Middle School, located near E. South Omaha Bridge Road and Harry Langdon Boulevard. The 
Applicant is Lewis Central Community Schools, 4121 Harry Langdon Blvd., Council Bluffs, IA 51503. The 
architect is BVH, 901 Jones St, Omaha, NE 68102. The engineer is Lamp Rynearson, 14710 W Dodge Rd Ste. 
100, Omaha, NE 68154. 

Documents enclosed are as follows: 

1. Rezoning Application.

2. Text Amendment Application.

3. Planned Commercial Development Plan Application.

4. Check for the application fees in the amount of $750.00.

5. High School Site Exhibit including zoning compliance plan, architectural elevations, signage analysis,
and site perspective drawing.

6. Middle School Site Exhibit including zoning compliance plan, architectural elevations, signage analysis,
and site perspective drawing.

7. Overall Site Map and property legal description.

8. Geotechnical Reports.

9. Preliminary Drainage report.

As requested, below is letter of intent stating the proposed uses, improvements necessary to serve the 
development, construction time frame, and phasing: 
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Rezoning Application Narrative for LCHS Auditorium and Construction Technology Education (CTE) Additions 

The proposed additions to Lewis Central High School consist of a 33,775 SF, 1,100 seat Auditorium addition 
with flyloft, balcony seating, orchestra pit, multipurpose room and full complement of back of house 
functionality and an 11,575 SF CTE addition consisting of woodshop expansion, scene shop and scene storage 
for the theater department. Due to the height required for the fly loft (70’) and auditorium seating (50’) a decision 
was made to utilize precast concrete as a primary material due to its ability to be fabricated off site and provide 
a nice interior / exterior finish. In addition to precast, the base of the Auditorium addition and the majority of 
the CTE addition exterior walls have a brick finish that matches the existing school.  Exterior entry systems are 
highlighted with either architectural metal panels or glass curtainwall. The proposed construction schedule for 
this project is starting in May 2020 and planned completion in June 2021 for the CTE Addition and planned 
completion for April 2020 for the Auditorium.  
 

Rezoning Application Narrative for New LCCS Operations Building 

The proposed Lewis Central Community School District Operations building is a 25,500 SF multi-function 
building intended to house the District’s Facilities and Transportation Management operations. The building 
will include building and maintenance management offices and support spaces, and includes Grounds 
Maintenance (mowing, landscaping and snow removal equipment). The Transportation and dispatch functions 
will also be housed in this building, including vehicle maintenance, bus and van driver training and testing, an 
automated bus wash system, and associated support spaces. District-wide storage will also be housed in this 
building to serve all District-owned buildings. Parking for school buses, vans and employees will be on site, 
including secured areas for after hours parking. 

Exterior materials to be used include: Architectural precast concrete, architectural grade metal wall panels, 
potentially some brick, and aluminum-framed door and window systems. Maintenance areas will include pre-
finished steel overhead doors and color-coated fiberglass doors and frames. The proposed construction 
schedule for this project is starting in May 2020 and planned completion in September 2021.  
 

Rezoning Application Narrative for Addressing Construction in Floodplain 

The only portions of the proposed additions to Lewis Central High School and Middle School below the 
floodplain elevation are within the Auditorium and CTE additions to the High School. Inside the Auditorium 
addition, there will be an elevator pit and the orchestra pit. Both of these elements will be protected by being 
constructed from cast-in-place reinforced concrete walls and slabs designed to withstand hydrostatic pressure. 
In addition, the walls and slabs will have waterstops at all joints.  The walls will be coated with a bentonite, 
water-activated sheet waterproofing and the slab will have a permanent under-slab drainage system that ties 
into a sump pump. 
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Inside of the CTE addition, there will be a sewage ejector pump contained in a basin. The basin itself is 
watertight and can withstand hydrostatic pressure. It will be anchored to prevent hydrostatic forces to cause it 
to float, and sealed at the floor slab to prevent water seepage. 
 
Please place this project on the July 2020 Council Bluffs Planning Commission Agenda. Please call if you have 
any questions. 
 
Sincerely, 
 
LAMP RYNEARSON, INC 
 
 
 
Joseph Zadina, P.E. 
Senior Project Manager 
 
Enclosures 
 
kmp\L:\Engineering\0118180 LCCSD Lewis Central HS Performing Arts\DOCUMENTS\LETTERS\XMTL Gibbons PrelimApps 200616.docx 
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AUDITORIUM ADDITION:
BASE FLOOD ELEVATION (BFE) : 983'
FINISHED FLOOD ELEVATION (FFE) : 984'
TOP OF PARAPET : 1,054' (70'-0" TALL AT FLY LOFT)

CONSTRUCTION TECH ED. (CTE) ADDITION:
BASE FLOOD ELEVATION (BFE) : 983'
FINISHED FLOOD ELEVATION (FFE) : 984'
TOP OF PARAPET : 1,006' (22'-0" TALL)

VETERANS & HARRY LANGDON
INTERSECTION: 992'

VETERANS HIGHWAY: 1016'

HARRY LANGDON & H.S.
INTERSECTION: 986'

OPS BUILDING:
BASE FLOOD ELEVATION (BFE) : 983' 
FINISHED FLOOR ELEVATION (FFE) : 984'
MAX. HEIGHT : 1,014'-2" (30'-2" TALL)

HARRY LANGDON & M.S.
INTERSECTION: 990'



VICINITY PLAN

LEWIS CENTRAL 
HIGH SCHOOL

HARRY LANGDON BLVD

IA-92

CTE ADDITION

AUDITORIUM 
ADDITION

LEWIS CENTRAL 
MIDDLE SCHOOL

OPS BUILDING

SIGN #1

SIGN #2

SIGN #3SIGN #5

SIGN #4

SIGN #6
SIGN #7
SIGN #8

06/13/20

LCCS AUDITORIUM AND CTE ADDITIONS
EXTERIOR SIGNAGE KEY

TRUE
NORTH

SIGN #1

SIGN #3

SIGN #2

MARK DESCRIPTION SIZE

SIGN #1 H.S. LETTERING 32 S.F.

SIGN #2 MONUMENT SIGN 60 S.F.

SIGN #3 M.S. LETTERING 32 S.F.

SIGN #4 H.S. LETTERING 85 S.F.

SIGN #5 TITAN HEAD 200 S.F.

SIGN #6 VINYL LETTERING* 410 S.F.

SIGN #7 OPS LETTERING 50 S.F.

NOTE

SEE ABOVE

SEE ABOVE

SEE ABOVE

SEE NEXT PAGE

SEE NEXT PAGE

SEE NEXT PAGE

SIGN #8 ADDRESS NUMBERS 8 S.F. SEE NEXT PAGE

*VINYL LETTERING APPLIED TO INTERIOR OF GLASS, NOT PART OF TOTAL

SEE NEXT PAGE

SIGNAGE SUMMARY

TOTAL 467 S.F.
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VETERANS & HARRY LANGDON
INTERSECTION: 992'

VETERANS
HIGHWAY:
1016'

HARRY LANGDON & H.S.
INTERSECTION: 986'

OPS BUILDING:
BASE FLOOD ELEVATION (BFE) : 983' 
FINISHED FLOOR ELEVATION (FFE) : 984'
MAX. HEIGHT : 1,014'-2" (30'-2" TALL)

HARRY LANGDON & M.S.
INTERSECTION: 990'

CONSTRUCTION TECH ED. (CTE) ADDITION:
BASE FLOOD ELEVATION (BFE) : 983'
FINISHED FLOOD ELEVATION (FFE) : 984'
TOP OF PARAPET : 1,006' (22'-0" TALL)

AUDITORIUM ADDITION:
BASE FLOOD ELEVATION (BFE) : 983'
FINISHED FLOOD ELEVATION (FFE) :
984'
TOP OF PARAPET : 1,054' (70'-0" TALL
AT FLY LOFT)
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LEWIS CENTRAL COMMUNITY SCHOOLS CAMPUS PROJECTS 

3504 Harry Langdon Blvd, Council Bluffs, IA 51503 

Lamp Rynearson Job No. 0118180.02 & 0119077.01 

PRELIMINARY 

DRAINAGE STUDY 

May 4, 2020 

Prepared by Lamp Rynearson 

_______________________ 

CALEB VAN WEELDEN, E.I. 

PROJECT ENGINEER 

_______________________ 

JOSEPH P. ZADINA, P.E. 

SENIOR PROJECT MANAGER 
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SECTION A 

SUMMARY 
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SUMMARY 

 

Note: This drainage study is being submitted as part of an early grading package. Final plans and 

an updated drainage study for both the Operations Center and the High School additions will be 

provided at a later date. 

 

 

Lewis Central Community Schools is proposing two projects on their High School/Middle School 

campus located between Harry Langdon Boulevard, Highway 92, and vacated railroad right of 

way. One project consists of a performing arts and construction trades additions on the south side 

of the High School. This package will also include reconstruction of part of the high school parking 

lots. The other phase of these improvements is a new operations building located southeast of the 

middle school. This will serve as a bus depot and maintenance facility. Both projects will occur 

simultaneously. The site lies within the City of Council Bluffs’ jurisdiction and the proposed 

improvements conform to the Statewide Urban Design and Specifications (SUDAS) as well as the 

City of Council Bluffs municipal code. The site is bounded on the northwest by Highway 92, on 

the north by StorageMart storage facility, on the east by Harry Langdon Boulevard and Iowa 

School for the Deaf, on the southeast by Iowa West Foundation Trailhead Park, and on the 

southwest by vacated railroad right of way followed by agricultural fields to Mosquito Creek. The 

project will involve demolition of two existing buildings southeast of the middle school, along 

with site demolition, paving and utilities, south of both the middle and high schools. After 

demolition will be an early grading package to place surcharge for future building construction. 

This will be followed by construction of new building additions and parking lot on the high school, 

and a new operations center building southeast of the middle school. Site paving, landscaping, 

utilities, and post-construction stormwater BMP’s will also be included with both projects. 

 

This drainage study analyzes the existing and proposed site conditions and provides computations 

and methodology for the proposed BMP’s. Calculations for runoff coefficients, time of 

concentration, BMP storage volume, and peak discharge will be provided at a later date, when the 

project design is complete, and the formal PCSMP submittal is provided to the City for review and 

approval. 

 



 

A-2 

Per meeting with City of Council Bluffs staff, this site will treat water runoff to the maximum 

extent practice. Both the middle and high school properties have very little vertical relief over the 

Mosquito Creek channel system. Meetings and coordination with the City of Council Bluffs Public 

Works Department took place in early 2020 to determine stormwater BMP selection and the 

maximum extent practical for stormwater management. It was determined that water quantity 

treatment is not feasible for this site. There is not enough height above the existing discharge points 

to install any sort of detention system to limit 2, 10, and 100 year runoff to pre-construction levels. 

There is also a concern about the existing problems with flooding in this area and having water 

detention onsite could be a contribution factor to future flood events. 

 

In general, the property is very flat. The site slopes from Harry Langdon Boulevard southwest 

towards a ditch along the vacated rail road right of way. This ditch flows into a system of ditches 

eventually leading to Mosquito Creek. This ditch system fills and drains in correspondence with 

the seasonal water level of the Missouri River and Mosquito Creek. There is some storm sewer 

infrastructure on the high school property, and very little storm sewer on the middle school. Both 

buildings runoff leads to the ditch system described above. Because the entire site eventually drains 

to the ditch system, the site is assumed to be one watershed and was analyzed as such. Multiple 

stormwater BMP’s were evaluated for this site and it was decided that a vegetated strips and 

increased plantings will serve as the water quality treatment for this site. Forebays will be installed 

where possible to catch fugitive sediments before it can enter the swale system. As all runoff pre 

and post drains into the Mosquito Creek ditch system the existing downstream stormwater 

infrastructure is assumed to be adequate for the proposed design. 
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SITE CHARACTERISTICS 

 

EXISTING CONDITIONS 

The current site is comprised of Lewis Central Community Schools high school, middle school, 

and athletic facilities. The property includes parking lots and connecting street between the two 

facilities. A series of ditches lead from the rear of both buildings to the ditch system along the 

vacated rail road right of way eventually leading to Mosquito creek. See the Appendix for an 

existing conditions site map. 

 

See the Appendix for a copy of the geotechnical investigation report. 

 

PRE-DEVELOPMENT RUNOFF ANALYSIS 

WATERSHED AREA: The watershed generally slopes to the southwest towards a ditch along 

the vacated rail road right of way which leads to a ditch system which enters Mosquito Creek 

which eventually leads to the Missouri River. 

 

TIME OF CONCENTRATION: The time of concentration was determined to be 5 minutes (see 

the existing site conditions map for travel path). There is also a time of concentration calculation 

sheet in the Hydraflow summary located in the Appendix. 

 

PRECIPITATION MODEL: The precipitation model used was the NRCS Type-II distribution 

model with the 24 hour rainfall amounts for Region 7 from the ISMM for the one-year, two-year, 

five-year, ten-year, twenty five-year, fifty-year, and one hundred-year return periods. 

 

RUNOFF MODEL: The Hydraflow Hydrographs stormwater modeling program was used to 

analyze the site for runoff. The program uses the NRCS TR-55 method to model watershed 

runoff. 

 

SUMMARY OF PRE-DEVELOPMENT RUNOFF: A complete Hydraflow report can be seen in 

the Appendix. A summary of the runoff for the given return periods is presented in the hydrology 

summary table. 
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CONTRIBUTING OFF-SITE DRAINAGE 

Based on a GIS map of the surrounding property, minimal offsite runoff is directed through the 

project site. Runoff from Harry Langdon and the neighboring properties will continue to drain 

towards the Mosquito Creek ditch system. 

 

FLOODWAYS, FLOODPLAINS, AND WETLANDS 

According to the Flood Insurance Rate Map (FIRM) panel 19155C0577E, effective on 02/04/2005, 

the floodway overlaps the proposed site. The site is mostly Zone AO and a little Zone X. A 

floodplain development permit is going to be submitted to the City of Council Bluffs. The design 

regulations based on floodplain zoning have been followed as necessary. 

 

No wetlands have been identified on the site in the development area. 

 

PROPOSED CONDITIONS 

A majority of the existing infrastructure will remain in place. The storm sewer infrastructure of 

the south side of the high school will be modified to accommodate the new building additions. 

Storm sewer infrastructure in the parking lot will also be modified to accommodate the new layout. 

Discharge points will remain the same. Storm sewer infrastructure will be added around the new 

operations center building and will still discharge into the existing ditch along the rail road right 

of way. Existing sanitary, water, and gas will be modified slightly to accommodate new 

construction. Improvements will include a new building and building additions, new parking lots 

and drives for both projects, and new landscaping. See the proposed site conditions map in the 

Appendix for further information. 

 

Stormwater runoff will be directed to vegetated swales. Forebays will be installed where possible 

to catch fugitive sediments before it can enter the swale system. This BMP’s will treat the 

stormwater for water quality across all paved areas of the site. All runoff from improved areas of 

the site lead into a ditch along the vacated rail road right of way.
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POST-DEVELOPMENT RUNOFF ANALYSIS 
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POST-DEVELOPMENT RUNOFF ANALYSIS 

 

WATERSHED AREA 

The watershed boundary will not change as a result of the proposed improvements. A proposed 

site conditions map is presented in the Appendix and shows that the area will remain the same. 

 

TIME OF CONCENTRATION 

The time of concentration (Tc) was determined to be 5 minutes, see proposed site conditions map 

for travel path; also, in the Hydraflow Summary located in the Appendix is a time of concentration 

calculation sheet. 

 

PRECIPITATION MODEL 

The model for post-development Analysis was the same as for pre-development analysis. 

 

CURVE NUMBER ANALYSIS 

A breakdown of the curve number (CN) and calculations for the cumulative CN is presented on 

the proposed site conditions map. The decrease in the curve number is a result of an increased 

amount of landscaping and pervious and lawn areas. 

 

RUNOFF MODEL 

The model for post-development analysis was the same as for pre-development analysis. 

 

SUMMARY OF POST-CONSTRUCTION RUNOFF 

A complete report can be seen in the Appendix. A summary of the runoff for the given return 

periods is presented in the hydrology summary in Section A. 
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STORMWATER CONVEYANCE DESIGN 
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STORMWATER CONVEYANCE DESIGN 

 

DESIGN INFORMATION REFERENCES 

Stormwater conveyance was designed to the standards of the Iowa Stormwater Management 

Manual (ISMM) and the City of Council Bluffs. 

 

STORM SEWER 

The storm sewer system was designed to the standards of SUDAS. Historical flow path will not 

be changed and, existing downstream infrastructure does not need to be modified. The existing 

100-year flow paths would also not change. 

 

Additional storm sewer is proposed internal to the site; this storm sewer will provide drainage of 

the proposed facilities and will reduce stormwater from ponding across the impervious areas of 

the site. 

 

CULVERTS 

There are no culverts with the proposed improvements. 

 

OPEN CHANNEL FLOW – SWALES AND DITCHES 

The existing ditches are largely left in their current state and new overland flow swales have been 

constructed leading into the existing ditch system. Swales have been designed to convey runoff 

off property into the ditch along the vacated rail road right of way. It is understood that as the 

Mosquito Creek ditch system backs up the property may be impacted. Existing site conditions do 

not allow alternate measures of stormwater discharge. 

 

STORM WATER OUTLETS AND DOWNSTREAM ANALYSIS 

The proposed storm sewer outlets are designed to prevent erosion through the use of a rip-rap 

aprons. All outlet pipes lead to the ditch system along the vacated rail road right of way and into 

the ditch system leading to Mosquito Creek.
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STORMWATER MANAGEMENT DESIGN  

 

DESIGN STANDARDS 

Stormwater management was designed to the maximum extend practice giving the existing site 

challenges with the direction of the City of Council Bluffs. The criterion established was that the 

post-developed runoff shall be treated as in enters the Mosquito Creek ditch system to the 

maximum extent practical. 

 

SPILLWAY AND EMBANKMENT PROTECTION 

The interior and exterior sides of the all proposed swales will be vegetated to protect them from 

erosion. For slopes greater than 4:1 erosion control mating will also be used. 

 

VEGETATIVE SWALES AND PLANTINGS 

Plantings are designed using native species that are capable of being submerged or partially 

submerged for long periods of time. These plantings will help retain the soil, slow stormwater 

runoff, treat stormwater runoff, and catch sediments and trash before it can enter the Mosquito 

Creek ditch system. A registered landscape architect has helped complete the design of the 

vegetative swales and plantings. 

 

 

TO BE SUBMITTED WITH FINAL
PCSMP DESIGN DRAINAGE STUDY
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REFERENCES 

 

The references used are in this report are: 

Iowa Statewide Urban Design and Specifications, 2020 Edition 

Iowa Stormwater Management Manual, Version 1: April 1, 2010  including updated chapters 3, 8, 

and 9
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