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PLANNING AND ZONING COMMISSION MEETING 

Tuesday, March 28, 2023 • 7:00 p.m. 
West Branch City Council Chambers, 110 N. Poplar St. 

Council Quorum May Be Present 
 

https://zoom.us/j/829677991 or  
dial in phone number 1-312-626-6799 with Meeting ID 829 677 991 

 
1. Call to Order  
2. Roll Call   
3.  Approve Agenda/Move to action. 

a. Approve minutes from the February 28, 2023 Planning & Zoning Commission 
meeting. 

4. Public Hearing/Non-Consent Agenda. /Move to action. 
a. Review/Approve a REVISED Site Plan for Heritage Hill. / Move to action. 
b. (Tentative) Setting a date for annexation request 
c. (Tentative) Review annexation subdivision concept maps 
d. Review Chapter 5: Land Use (West Branch Comprehensive Plan) 
e. Discus Future Land Use Map homework 

5. Old Business 
a. Review suggested Code update – establishing Front Setback Coverage 
b. Review suggested Code update – defining Parking space 
c. Building design standards 
d. Tree standards 

6. City Staff Reports 
7. Comments from Chair and Commission Members. 
8. Next regular Planning & Zoning Commission meeting Tuesday, April 25, 2023. 
9. Adjourn 

 
 
 
 
 
 
 
 
 

https://zoom.us/j/


(These minutes are not approved until the next Commission meeting.) 
 

City of West Branch Planning & Zoning Commission Meeting 
February 28, 2023 

West Branch City Council Chambers, 110 North Poplar Street 
 
Chairperson John Fuller called the Planning & Zoning Commission meeting to order at 7:00 p.m.   
Roll call:   
Commission members present: Ryan Bowers, Madison Conley. Brad Bower.  Matt Van Scoyoc, Sally 
Peck.  Jim Hoffman (Zoom) 
Absent: None 
City Staff present:  City Admin Adam Kofoed, Mayor Roger Laughlin, and Zoning Administrator Terry 
Goerdt.   
Attending via Zoom: 
Public Attendees: None  
 
APPROVE AGENDA/CONSENT AGENDA/MOVE TO ACTION. 
Approve the agenda for the February 28, 2023 Planning & Zoning Commission meeting. /Move to action. 
Motion by Bowers, second by Peck to approve the agenda.     
 
Approve the minutes from the January 24, 2023 Planning & Zoning Commission meeting. / Move to action. 
Motion by Bower, second by Van Scoyoc to approve the minutes.  Motion carried. 
 
 
PUBLIC HEARING/NON-CONSENT AGENDA  
Discuss possible future annexation request and process for proceeding 
Admin Kofoed(Adam) provided overview of parcel of land(Norm Bickford) being proposed for 
annexation/development.   4 Quadrants north and west of City. One parcel (with house) crosses 
350th Street.  
Need for sewer tie ins to existing system, with plans being evaluated to minimize funding.  
Infrastructure cost(s) be shared by developer – new to City from past projects. 
Water pressure towards lower specs in current region.   2nd story structures would reduce further.  
Therefore, plans being reviewed include a water booster station to be added to system.  
Mud section of Cedar/Johnson Road being evaluated as well.  Developer has agreed to cover the 
road costs in this section.         
Work to date on infrastructure planning has reduced proposed cost by half. Development will be 
mixed – single, family, zero lots, condos, apartments. Outcome focus is for mixed income 
housing.  5000 by 2040 – 17 years to plan and execute. 
Chair Fuller inquired on PUD inclusion.  Adam cites use of wide range of income housing.  Density 
is a contributor to raising housing numbers within the calculations.  
Adam also cited elements of Comprehensive plan – Increase walkability, bike/trail availability, 
integration of neighborhoods.  Utilization of service and private roads, perhaps not quite as wide.     
Chair Fuller cited green space lacking on west side, development affords opportunity to expand 
this. 
Pipeline exists within North most parcel – further necessitates need for mixed use.  
Chair Fuller inquired about need for multiple access points/connections toward lowering load on 
Johnson/Cedar road. Adam commented that there would be connections within development, and 
multiple access point and egress to existing roadways/. 



R Bowers inquired about street improvements, targeting Cedar/Johnson Road improvements.     
Adam targets 2026 for dirt activities in the development … Mayor Laughlin cited main street 
improvements currently planned first. However, both agreed City Council could be swayed to 
change with new information received.       
R Bowers inquired about annexation protocol/requirements in relation to P&Z board.   Adam stated 
that he was bringing it to the attention of the board.  No internal changes in procedures/policy 
currently.  There will be additional steps, consultation with Johnson County Board of Supervisors.   
Proximity to larger cities requires the added steps.  
Chair Fuller inquired about possible Johnson County opposition to annexation.  Mayor Lauglin 
stated their land use plan may be violated.  Adam noted that more frequently adjacent cities would 
compete over annexation. 
R Bowers inquired about improvements to Class B roadway (280th street) on Northmost section 
of proposed annexation.  Adam stated that it will be urbanized within the project as well.   Decision 
on surfacing to be determined within Engineering staff.  R Bowers further inquired about tools to 
determine decision, such as traffic counts.   Adam reiterated that entities may use the tools, but are 
not required to act where funding paths do not exist.  
 
Discuss Zoning & Future Land Use Maps 
Adam moved on to display and provide overview of two maps.  First map is current zoning 
(considered law).   Second map shows planned land use. (future) Examples were provided 
utilizing both maps within City and Board decisions and use.  Chair Fuller cited that planned 
map is the vision of the future, and can be used to trigger when current use differs from targeted 
use within change proposal(s).     
Adam further noted that he was working in rearward progression, displaying maps and outcomes 
from words and vision statements from Comprehensive plan. 
S Peck inquired about Historic district being aligned only within Business district.  Board 
consensus with comment. Historic preservation plan exists, and is currently being updated by 
Adam.   Expansion to preserving neighborhoods would likely be next update area, but requires 
manpower and planning.   Joint meeting between multiple Boards may be required and be 
fruitful to align objectives/outcomes.  
Adam followed up with citing underway state reforms around setback funding and property tax 
that are impacting these steps and outcomes.  Budget constraints further influence resource 
allocation towards these activities and goals.   Adam cited the example – Zoning map 
modifications being accumulated internally until they can be batch completed on public sites.  
 
Discuss Comprehensive Plan objectives 
Chair Fuller outlined current plan details introduced from 2019 and proposed path to update 
sections.   
Plan contains 12 Chapters – with Goals and objectives within each chapter.  Board could tackle an 
individual section for modifications and improvements.  
Chapter 5 on Land use may be the appropriate starting point.   Target for next meeting 
 
Review suggested Code update – establishing Front Setback Coverage 
T Goerdt restated this topic was tabled, pending internal review with M Goodale. Updated wording to be 
penned from this meeting and reviewed in March P&Z meeting. 
 
Review suggested Code update – defining Parking space 



T Goerdt restated code change proposal.  Chair Fuller again requested inserting “For New Construction” to 
begin the updated sentence. T Goerdt also requesting changeout from must to shall within the 
sentence.  
Motion to approve by Fuller, second by Bowers. AYES: Bowers, Fuller, Bower, Van Scoyoc, Peck, Conley, 
Hoffman NAYS: None. Absent: None. Motion carried 
  
Revisited discussion and team consensus to table to submit both proposals at same time.   

 
OLD BUSINESS:   

Sign requirements for HCI District. 
T Goerdt requesting removal, as we have this covered in existing ordinance.  Will be covered in 
PUD request(s).   
Building design standards 
Adam still working on language.   Being impacted by government changes currently under review.  
To be held.  
Tree standards 
Tree commission member volunteering to review recommendations, then provide update.   M Van Scoyoc 
inquired if retroactive.  Adam confirmed would be forward focused.  
 
 
STAFF REPORTS: 
 
Homework - create a 5000 population (by 2040) Future Land Use Map 
Adam to email out request for markups/proposal(s) on individual vision.   
 
 
COMMENTS FROM CHAIR AND COMMISSION MEMBERS: - 
J   Hoffman inquired on number of suitors for annexed land.   Adam responded that was unknown at this 
time. Can review at later date on paper.  
 
Adjourn 
Motion by Bower, second Bowers  to adjourn the Planning & Zoning Commission meeting.  Motion carried 
on a voice vote. The meeting adjourned at 8:42 p.m.   
 
Submitted by: 
Jim Hoffman 
Planning & Zoning Commission 
 



                            
Previous Preliminary Plat from 9/01/2022            New Preliminary Plat Submitted on 3/16/2023 

dschechinger
Callout
Pond grading has changed

dschechinger
Callout
buildings have been split into 4 units

dschechinger
Callout
Two 6 units have been revised to three 4 units

dschechinger
Callout
covered parking added



H
ISTO

R
IC

 W
AY

(PR
IVATE)

HILLSIDE DRIVE

(PRIVATE)

H
ISTO

R
IC

 W
AY

(PR
IVATE)

H
ILLSID

E D
R

IVE
(PR

IVATE)

HERITAGE DRIVE
(PRIVATE)

D

D

D

D

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

OVERALL SITE LAYOUT
AND DIMENSION PLAN

C120

1"=40'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

NOT TO SCALE
LOCATION MAP

WEST BRANCH, IOWA
HERITAGE HILL, LOT 1

LOT REQUIREMENTS:                                            

SITE COVERAGES:                                                                 

DEVELOPMENT CHARACTERISTICS:                                            

SITE DEVELOPMENT SUMMARY:                                                     

DEVELOPMENT SCHEDULE                                                       

LEGAL:                                                                                     

PARKING REQUIREMENTS:                                            

O CNE ALLSM

IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

GRAPHIC SCALE IN FEET
0

1"=40'

4 10 20 30 40

AutoCAD SHX Text
A.P. "K"

AutoCAD SHX Text
BK "I" PG 298

AutoCAD SHX Text
RETRACEMENT PLAT

AutoCAD SHX Text
BOOK "K" PG 110

AutoCAD SHX Text
PLAT OF SURVEY

AutoCAD SHX Text
BOOK "I" PG 257

AutoCAD SHX Text
A.P. "J"

AutoCAD SHX Text
BK "I" PG 297

AutoCAD SHX Text
A.P. "H"

AutoCAD SHX Text
BK "I" PG 297

AutoCAD SHX Text
LOT 2 OF TRACT 1

AutoCAD SHX Text
LOT 1 OF TRACT 1

AutoCAD SHX Text
BOOK "E" PG 117

AutoCAD SHX Text
BOOK "E" PG 117

AutoCAD SHX Text
BLOCK 13 ORIGINAL TOWN CAMERON (NOW WEST BRANCH)

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
BLOCK 22 WILLIAM H. OLIPHANT'S DIVISION OF CAMERON

AutoCAD SHX Text
W.D. BK 30 PG 942

AutoCAD SHX Text
Q.C.D. BK 1244 PG 229-231

AutoCAD SHX Text
E. MAIN STREET

AutoCAD SHX Text
N. 4TH STREET

AutoCAD SHX Text
E COLLEGE STREET

AutoCAD SHX Text
PHASE 1

AutoCAD SHX Text
PHASE 2

AutoCAD SHX Text
PHASE 1

AutoCAD SHX Text
PHASE 3

AutoCAD SHX Text
PHASE 2

AutoCAD SHX Text
PHASE 3

AutoCAD SHX Text
PHASE 2

AutoCAD SHX Text
PHASE 3

AutoCAD SHX Text
FUTURE

AutoCAD SHX Text
PHASE 1

AutoCAD SHX Text
PHASE 1

AutoCAD SHX Text
FUTURE

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
My license renewal date is December 31,       .

AutoCAD SHX Text
Pages or sheets covered by this seal:

AutoCAD SHX Text
SEAL

AutoCAD SHX Text
20

AutoCAD SHX Text
20

AutoCAD SHX Text
I hereby certify that this engineering document was prepared by me or under my direct supervision and that I am a duly licensed Professional Engineer under the laws of the State of Iowa.

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
A

AutoCAD SHX Text
O

AutoCAD SHX Text
N

AutoCAD SHX Text
L

AutoCAD SHX Text
E

AutoCAD SHX Text
N

AutoCAD SHX Text
G

AutoCAD SHX Text
I

AutoCAD SHX Text
S

AutoCAD SHX Text
I

AutoCAD SHX Text
W

AutoCAD SHX Text
E

AutoCAD SHX Text
I

AutoCAD SHX Text
O

AutoCAD SHX Text
I

AutoCAD SHX Text
C

AutoCAD SHX Text
L

AutoCAD SHX Text
R

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
S

AutoCAD SHX Text
E

AutoCAD SHX Text
D

AutoCAD SHX Text
P

AutoCAD SHX Text
N

AutoCAD SHX Text
E

AutoCAD SHX Text
S

AutoCAD SHX Text
N

AutoCAD SHX Text
A

AutoCAD SHX Text
KELLY J. BECKLER 14624

AutoCAD SHX Text
KELLY J. BECKLER,               P.E. Iowa Lic. No.  14624

AutoCAD SHX Text
HERITAGE HILL -LOT 1 ON GREEN STREET IS TO BE A 5.93 ACRE.  THE PLAN WILL CONSIST OF 2 (TWO) PROPOSED RESIDENTIAL 12-PLEX BUILDINGS, AND FIFTY FIVE (55) PROPOSED RESIDENTIAL 2 (TWO) BEDROOM UNITS.

AutoCAD SHX Text
86,800 S.F. (33.6%%%)

AutoCAD SHX Text
PROPOSED PAVING AREA

AutoCAD SHX Text
(N. 4TH ST) 13 FEET

AutoCAD SHX Text
 15 FEET

AutoCAD SHX Text
15 FEET

AutoCAD SHX Text
REAR YARD SETBACK

AutoCAD SHX Text
SIDE YARD SETBACK

AutoCAD SHX Text
FRONT YARD SETBACK

AutoCAD SHX Text
258,182 S.F. (100%%%)

AutoCAD SHX Text
TOTAL LOT AREA

AutoCAD SHX Text
APPLICANT PLANS TO BEGIN CONSTRUCTION ON FALL 2022, WITH AN ESTIMATED COMPLETION DATE IN FALL 2023.

AutoCAD SHX Text
SQUARE FOOTAGE:

AutoCAD SHX Text
RESIDENTIAL

AutoCAD SHX Text
PROPOSED USE:

AutoCAD SHX Text
ZONING: PUD

AutoCAD SHX Text
258,182 SF

AutoCAD SHX Text
HERITAGE HILL - LOT 1 IN WEST BRANCH, CEDAR COUNTY, IOWA, IN ACCORDANCE WITH THE RECORDED PLAT THEREOF, CONTAINING 5.93 ACRES AND SUBJECT TO EASEMENTS AND RESTRICTION OF RECORD.

AutoCAD SHX Text
132,917 S.F. (51.5%%%)

AutoCAD SHX Text
TOTAL IMPERVIOUS AREA

AutoCAD SHX Text
2 SPACES PER UNIT/ 12 UNITS (TWO BEDROOM EACH) PER BUILDING/ 2 BUILDINGS

AutoCAD SHX Text
48 SPACES

AutoCAD SHX Text
2*(12+12) = 

AutoCAD SHX Text
TOTAL PARKING PROVIDED = 60 SPACES

AutoCAD SHX Text
125,265 S.F. (48.5%%%)

AutoCAD SHX Text
TOTAL OPEN AREA

AutoCAD SHX Text
%%UPAVING CONSTRUCTION NOTES

AutoCAD SHX Text
1. PAVEMENT CONSTRUCTION SHALL BE IN ACCORDANCE WITH I.D.O.T. SPECIFICATION PAVEMENT CONSTRUCTION SHALL BE IN ACCORDANCE WITH I.D.O.T. SPECIFICATION SECTION 2301.  2. I.D.O.T. CLASS C-3 CONCRETE SHALL BE USED, UNLESS NOTED OTHERWISE.  I.D.O.T. CLASS C-3 CONCRETE SHALL BE USED, UNLESS NOTED OTHERWISE.  3. PAVEMENT JOINTS SHALL CONFORM TO I.D.O.T. STANDARD ROAD PLAN PV-101.        PAVEMENT JOINTS SHALL CONFORM TO I.D.O.T. STANDARD ROAD PLAN PV-101.        4. SUBGRADE UNDER PROPOSED PAVEMENT SHALL BE COMPACTED TO 95% STANDARD SUBGRADE UNDER PROPOSED PAVEMENT SHALL BE COMPACTED TO 95% STANDARD PROCTOR DENSITY, TO A DEPTH OF SIX (6) INCHES. UNLESS NOTED OTHERWISE. 5. ALL SAWED PAVEMENT JOINTS SHALL BE SEALED.ALL SAWED PAVEMENT JOINTS SHALL BE SEALED.

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
(E. MAIN ST) 15 FEET

AutoCAD SHX Text
SITE LIGHTING SHALL BE PROVIDED ON THE SIDES OF THE BUILDING.

AutoCAD SHX Text
PROPOSED BUILDING AREA

AutoCAD SHX Text
46,117 S.F. (17.9%%%)

AutoCAD SHX Text
(E. COLLEGE ST) 15 FEET

AutoCAD SHX Text
2 SPACES PER UNIT/ (TWO BEDROOM EACH) PER BUILDING/ 55 BUILDINGS

AutoCAD SHX Text
110 SPACES

AutoCAD SHX Text
2*(55) = 

AutoCAD SHX Text
TOTAL PARKING PROVIDED = 220 SPACES (110 GARAGE SPACES AND 110 DRIVE SPACES

AutoCAD SHX Text
PAVEMENT LEGEND

AutoCAD SHX Text
5,176 SY

AutoCAD SHX Text
MATERIAL 

AutoCAD SHX Text
TOTAL*

AutoCAD SHX Text
*TOTALS INCLUDE ALL SF OF MATERIAL, INCLUDING OUTSIDE OF PROPERTY LINE

AutoCAD SHX Text
7" PCC

AutoCAD SHX Text
3,618 SY

AutoCAD SHX Text
6" PCC

AutoCAD SHX Text
1,573 SY

AutoCAD SHX Text
4" PCC

AutoCAD SHX Text
BUILDING 1

AutoCAD SHX Text
5 TWO BEDROOM UNITS

AutoCAD SHX Text
BUILDING 2

AutoCAD SHX Text
5 TWO BEDROOM UNITS

AutoCAD SHX Text
BUILDING 3

AutoCAD SHX Text
5 TWO BEDROOM UNITS

AutoCAD SHX Text
BUILDING 4

AutoCAD SHX Text
4 TWO BEDROOM UNITS

AutoCAD SHX Text
BUILDING 5

AutoCAD SHX Text
4 TWO BEDROOM

AutoCAD SHX Text
BUILDING 10

AutoCAD SHX Text
4 TWO BEDROOM UNITS

AutoCAD SHX Text
BUILDING 13

AutoCAD SHX Text
12 PLEX

AutoCAD SHX Text
BUILDING 14

AutoCAD SHX Text
12 PLEX

AutoCAD SHX Text
15' FRONT YARD SETBACK

AutoCAD SHX Text
10' FRONT YARD SETBACK

AutoCAD SHX Text
15' FRONT YARD SETBACK

AutoCAD SHX Text
15' REAR YARD SETBACK

AutoCAD SHX Text
10' REAR YARD SETBACK

AutoCAD SHX Text
15' REAR YARD SETBACK

AutoCAD SHX Text
15' SIDE YARD SETBACK

AutoCAD SHX Text
15' SIDE YARD SETBACK

AutoCAD SHX Text
FEMA NOTE: 1. A PORTION OF THIS SITE RESIDES WITHIN THE FEMA A PORTION OF THIS SITE RESIDES WITHIN THE FEMA FLOODWAY AREA IN ZONE AE, THE ZONE AE 100-YEAR FLOOD ZONE (1.0% CHANCE), AND THE ZONE X (0.2% CHANCE) AS NOTED IN FEMA PANEL NUMBER 19031C0212C, EFFECTIVE DATE: 08/19/2013.  SEE LEGEND BELOW.

AutoCAD SHX Text
FLOODWAY AREA IN ZONE AE

AutoCAD SHX Text
THE ZONE AE 100-YEAR FLOOD ZONE (1.0% CHANCE)

AutoCAD SHX Text
THE ZONE X (0.2% CHANCE)

AutoCAD SHX Text
MCINTOSH JUDITH L 103 N 4TH ST

AutoCAD SHX Text
ERTLE HERBERT JAKOB & REBECCA 109 N 4TH ST

AutoCAD SHX Text
ANDERSON ALYSSA M & 115 N 4TH ST

AutoCAD SHX Text
DOLE STEPHEN L 121 N 4TH ST

AutoCAD SHX Text
MAURER HILLARY B & GIRVAN J 127 N 4TH ST

AutoCAD SHX Text
SEXTON MYRTLE M 133 N 4TH ST

AutoCAD SHX Text
LOVETINSKY LYNN A 403 E GREEN ST

AutoCAD SHX Text
ALVARADO JORGE 213 N 4TH ST

AutoCAD SHX Text
WORRELL SAMANTHA L 217 N 4TH ST

AutoCAD SHX Text
CASSABAUM LARRY W  & DINAH B 223 N 4TH ST

AutoCAD SHX Text
RINGLE EDWARD D  & JANA K 232 N 4TH ST

AutoCAD SHX Text
WEST BRANCH &  TIPTON ROOFING CO INC 322 E COLLEGE ST

AutoCAD SHX Text
KL FOBIAN INC

AutoCAD SHX Text
CITY OF  WEST BRANCH E COLLEGE ST

AutoCAD SHX Text
LEWIS TOMAS JEANNE R & LEWIS SCOTT A 

AutoCAD SHX Text
LEWIS TOMAS JEANNE R & LEWIS SCOTT A 119 N 2ND ST

AutoCAD SHX Text
THOMAS JEANETTE & MARK MAIN ST

AutoCAD SHX Text
T A SUCHOMEL LLC 323 E MAIN ST

AutoCAD SHX Text
STAKER SHANE A  & KELLY I 323 E MAIN ST

AutoCAD SHX Text
CITY OF  WEST BRANCH E COLLEGE ST

AutoCAD SHX Text
CITY OF  WEST BRANCH E COLLEGE ST

AutoCAD SHX Text
MILLER STEVEN J  & JANEEN E 341 E MAIN ST

AutoCAD SHX Text
NORTH

AutoCAD SHX Text
100 YEAR FLOOD ELEVATION = 713.20

AutoCAD SHX Text
40' PRIVATE ACCESS AND UTILITY EASEMENT

AutoCAD SHX Text
40' PRIVATE ACCESS AND UTILITY EASEMENT

AutoCAD SHX Text
40' PRIVATE ACCESS AND UTILITY EASEMENT

AutoCAD SHX Text
40' PRIVATE ACCESS AND UTILITY EASEMENT

AutoCAD SHX Text
40' PRIVATE ACCESS AND UTILITY EASEMENT

AutoCAD SHX Text
40' PRIVATE ACCESS AND UTILITY EASEMENT

AutoCAD SHX Text
40' PRIVATE ACCESS AND UTILITY EASEMENT

AutoCAD SHX Text
15' PUBLIC UTILITY AND WATERMAIN EASEMENT

AutoCAD SHX Text
15' PUBLIC WATERMAIN EASEMENT

AutoCAD SHX Text
20' PUBLIC TRAIL AND WATERMAIN EASEMENT

AutoCAD SHX Text
20' PUBLIC TRAIL AND WATERMAIN EASEMENT

AutoCAD SHX Text
15' PUBLIC WATERMAIN EASEMENT

AutoCAD SHX Text
20' PUBLIC TRAIL AND WATERMAIN EASEMENT

AutoCAD SHX Text
25' PUBLIC TRAIL AND WATERMAIN EASEMENT

AutoCAD SHX Text
25' PUBLIC TRAIL AND WATERMAIN EASEMENT

AutoCAD SHX Text
40' PRIVATE ACCESS AND UTILITY EASEMENT

AutoCAD SHX Text
UNITS

AutoCAD SHX Text
BUILDING 6

AutoCAD SHX Text
4 TWO BEDROOM

AutoCAD SHX Text
UNITS

AutoCAD SHX Text
BUILDING 7

AutoCAD SHX Text
4 TWO BEDROOM

AutoCAD SHX Text
UNITS

AutoCAD SHX Text
BUILDING 8

AutoCAD SHX Text
4 TWO BEDROOM

AutoCAD SHX Text
UNITS

AutoCAD SHX Text
BUILDING 9

AutoCAD SHX Text
4 TWO BEDROOM

AutoCAD SHX Text
UNITS

AutoCAD SHX Text
BUILDING 11

AutoCAD SHX Text
4 TWO BEDROOM UNITS

AutoCAD SHX Text
BUILDING 12

AutoCAD SHX Text
4 TWO BEDROOM UNITS



H
ISTO

R
IC

 W
AY

(PR
IVATE)

HILLSIDE DRIVE

(PRIVATE)

H
ISTO

R
IC

 W
AY

(PR
IVATE)

H
ILLSID

E D
R

IVE
(PR

IVATE)

D

D

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

DETAILED SITE LAYOUT
AND DIMENSION PLAN
- NORTH HALF                

C121

1"=20'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

NUMBER KEYNOTE DETAIL

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

O CNE ALLSM

IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

2
2

1

1

1

1

1

1

1

1

1

1

2

2

9

9

9

9

9

2

3

3

3

3

4

4

4

4

4

8

8

5

6

6

6

10

10

11

13

13

15

15

15

15

15

15

15

15

15

15

15

15

15

15

15

15

15

15

15

15 15

15 15

1515

16

16

16

16

16

16

16

16

16

16

16

4

4

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

13

4

17

17

17

8

7

17

7

8

10

2

2

18

18

18

GRAPHIC SCALE IN FEET
0

1"=20'

2 5 10 15 20

20

19

16

15 15

15 15

15 15 1615

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
%%UPAVING CONSTRUCTION NOTES

AutoCAD SHX Text
1. PAVEMENT CONSTRUCTION SHALL BE IN ACCORDANCE WITH I.D.O.T. SPECIFICATION PAVEMENT CONSTRUCTION SHALL BE IN ACCORDANCE WITH I.D.O.T. SPECIFICATION SECTION 2301.  2. I.D.O.T. CLASS C-3 CONCRETE SHALL BE USED, UNLESS NOTED OTHERWISE.  I.D.O.T. CLASS C-3 CONCRETE SHALL BE USED, UNLESS NOTED OTHERWISE.  3. PAVEMENT JOINTS SHALL CONFORM TO I.D.O.T. STANDARD ROAD PLAN PV-101.        PAVEMENT JOINTS SHALL CONFORM TO I.D.O.T. STANDARD ROAD PLAN PV-101.        4. SUBGRADE UNDER PROPOSED PAVEMENT SHALL BE COMPACTED TO 95% STANDARD SUBGRADE UNDER PROPOSED PAVEMENT SHALL BE COMPACTED TO 95% STANDARD PROCTOR DENSITY, TO A DEPTH OF SIX (6) INCHES. UNLESS NOTED OTHERWISE. 5. ALL SAWED PAVEMENT JOINTS SHALL BE SEALED.ALL SAWED PAVEMENT JOINTS SHALL BE SEALED.

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
KEYNOTES

AutoCAD SHX Text
INSTALL DRIVE AND PARKING (SEE PAVING LEGEND TABLE THIS SHEET FOR THICKNESS AND MATERIAL)

AutoCAD SHX Text
INSTALL STANDARD 6" CURB AND GUTTER 

AutoCAD SHX Text
INSTALL THICKENED EDGE SIDEWALK 

AutoCAD SHX Text
INSTALL 4" PCC SIDEWALK

AutoCAD SHX Text
REMOVE EXISTING CURB AND GUTTER SECTION AND CONNECT TO EXISTING PCC PAVING W/ 'BT-5' JOINT

AutoCAD SHX Text
INSTALL 4" WIDE PAVEMENT MARKINGS (TYP)

AutoCAD SHX Text
HANDICAP PARKING STRIPING AND SIGNAGE PER DETAIL SHEET CU500

AutoCAD SHX Text
INSTALL ADA RAMP

AutoCAD SHX Text
INSTALL 3" ROLL CURB AND GUTTER 

AutoCAD SHX Text
TRANSITION TO 6" CURB

AutoCAD SHX Text
TRANSITION CURB TO ZERO

AutoCAD SHX Text
MATCH EXISTING CURB AND GUTTER

AutoCAD SHX Text
INSTALL DUMPSTER ENCLOSURE

AutoCAD SHX Text
RESIDENTIAL 12-PLEX (3 STORY) BUILDING 4 UNITS EACH FLOOR

AutoCAD SHX Text
RESIDENTIAL 2 BEDROOM UNIT (3 STORY) WITH 2 STALL GARAGE AT MAIN LEVEL

AutoCAD SHX Text
INSTALL DRIVEWAY (SEE PAVING LEGEND TABLE THIS SHEET FOR THICKNESS AND MATERIAL)

AutoCAD SHX Text
INSTALL LANDSCAPE BLOCK RETAINING WALL (DESIGNED BY OTHERS)

AutoCAD SHX Text
INSTALL ADA COMPLIANT SAFETY RAIL

AutoCAD SHX Text
INSTALL COVERED PARKING

AutoCAD SHX Text
INSTALL STAIRWAY

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
PAVEMENT LEGEND

AutoCAD SHX Text
MATERIAL 

AutoCAD SHX Text
TOTAL*

AutoCAD SHX Text
*TOTALS INCLUDE ALL SF OF MATERIAL, INCLUDING OUTSIDE OF PROPERTY LINE

AutoCAD SHX Text
7" PCC

AutoCAD SHX Text
6" PCC

AutoCAD SHX Text
4" PCC

AutoCAD SHX Text
COLLEGE STREET

AutoCAD SHX Text
4TH STREET

AutoCAD SHX Text
GREEN STREET

AutoCAD SHX Text
5,176 SY

AutoCAD SHX Text
3,618 SY

AutoCAD SHX Text
1,329 SY

AutoCAD SHX Text
NORTH



HERITAGE DRIVE
(PRIVATE)

D

(5) MS
(19) PV

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

DETAILED SITE LAYOUT
AND DIMENSION PLAN
- SOUTH HALF                

C122

1"=20'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

O CNE ALLSM

IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

NUMBER KEYNOTE DETAIL

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

1

9

1615

2

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

1

1

1

15

15

15

15

15

15

15

15

15 15

15

15

15

15

15

15

15

15

15

16

16

16 16

16

16

16

9

9

9

9
2

2

2

11

4

4

4

4
4

4

4

2

17

2

17

17

5

5

88

2

11

10

GRAPHIC SCALE IN FEET
0

1"=20'

2 5 10 15 20

18

18

15

15

15

16 16

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
%%UPAVING CONSTRUCTION NOTES

AutoCAD SHX Text
1. PAVEMENT CONSTRUCTION SHALL BE IN ACCORDANCE WITH I.D.O.T. SPECIFICATION PAVEMENT CONSTRUCTION SHALL BE IN ACCORDANCE WITH I.D.O.T. SPECIFICATION SECTION 2301.  2. I.D.O.T. CLASS C-3 CONCRETE SHALL BE USED, UNLESS NOTED OTHERWISE.  I.D.O.T. CLASS C-3 CONCRETE SHALL BE USED, UNLESS NOTED OTHERWISE.  3. PAVEMENT JOINTS SHALL CONFORM TO I.D.O.T. STANDARD ROAD PLAN PV-101.        PAVEMENT JOINTS SHALL CONFORM TO I.D.O.T. STANDARD ROAD PLAN PV-101.        4. SUBGRADE UNDER PROPOSED PAVEMENT SHALL BE COMPACTED TO 95% STANDARD SUBGRADE UNDER PROPOSED PAVEMENT SHALL BE COMPACTED TO 95% STANDARD PROCTOR DENSITY, TO A DEPTH OF SIX (6) INCHES. UNLESS NOTED OTHERWISE. 5. ALL SAWED PAVEMENT JOINTS SHALL BE SEALED.ALL SAWED PAVEMENT JOINTS SHALL BE SEALED.

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
PAVEMENT LEGEND

AutoCAD SHX Text
MATERIAL 

AutoCAD SHX Text
TOTAL*

AutoCAD SHX Text
*TOTALS INCLUDE ALL SF OF MATERIAL, INCLUDING OUTSIDE OF PROPERTY LINE

AutoCAD SHX Text
7" PCC

AutoCAD SHX Text
6" PCC

AutoCAD SHX Text
4" PCC

AutoCAD SHX Text
KEYNOTES

AutoCAD SHX Text
INSTALL DRIVE AND PARKING (SEE PAVING LEGEND TABLE THIS SHEET FOR THICKNESS AND MATERIAL)

AutoCAD SHX Text
INSTALL STANDARD 6" CURB AND GUTTER 

AutoCAD SHX Text
INSTALL THICKENED EDGE SIDEWALK 

AutoCAD SHX Text
INSTALL 4" PCC SIDEWALK

AutoCAD SHX Text
REMOVE EXISTING CURB AND GUTTER SECTION AND CONNECT TO EXISTING PCC PAVING W/ 'BT-5' JOINT

AutoCAD SHX Text
INSTALL 4" WIDE PAVEMENT MARKINGS (TYP)

AutoCAD SHX Text
HANDICAP PARKING STRIPING AND SIGNAGE PER DETAIL SHEET 6

AutoCAD SHX Text
INSTALL ADA RAMP

AutoCAD SHX Text
INSTALL 3" ROLL CURB AND GUTTER 

AutoCAD SHX Text
TRANSITION TO 6" CURB

AutoCAD SHX Text
TRANSITION CURB TO ZERO

AutoCAD SHX Text
MATCH EXISTING CURB AND GUTTER

AutoCAD SHX Text
INSTALL DUMPSTER ENCLOSURE

AutoCAD SHX Text
RESIDENTIAL 12-PLEX (3 STORY) BUILDING 4 UNITS EACH FLOOR

AutoCAD SHX Text
RESIDENTIAL 2 BEDROOM UNIT (3 STORY) WITH 2 STALL GARAGE AT MAIN LEVEL

AutoCAD SHX Text
INSTALL DRIVEWAY (SEE PAVING LEGEND TABLE THIS SHEET FOR THICKNESS AND MATERIAL)

AutoCAD SHX Text
EDGE OF PAVEMENT, NO CURB

AutoCAD SHX Text
INSTALL LANDSCAPE BLOCK RETAINING WALL (DESIGNED BY OTHERS)

AutoCAD SHX Text
FUTURE DEVELOPMENT

AutoCAD SHX Text
NORTH



H
ISTO

R
IC

 W
AY

(PR
IVATE)

HILLSIDE DRIVE

(PRIVATE)

H
ISTO

R
IC

 W
AY

(PR
IVATE)

H
ILLSID

E D
R

IVE
(PR

IVATE)

HERITAGE DRIVE
(PRIVATE)

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

SITE GRADING AND
EROSION CONTROL PLAN
AND SWPPP           

C140

1"=40'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

O CNE ALLSM

IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

CW

PR

DL
01

02

03

D

THE CONTRACTOR SHALL PROVIDE TRAFFIC
CONTROL PER IDOT STANDARD ROAD PLAN TC-419
OR SUDAS 8030-110 REQUIREMENTS AT ALL TIMES
DURING WORK WITHIN PUBLIC R.O.W.

THE CONTRACTOR SHALL COORDINATE WITH
UTILITY PROVIDERS FOR ANY REQUIRED
RELOCATION OF EXISTING UTILITIES.

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

CW

PR

DL

GRAPHIC SCALE IN FEET
0

1"=40'

4 10 20 30 40

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
SILT FENCE

AutoCAD SHX Text
CONCRETE TRUCK/EQUIPMENT WASHOUT

AutoCAD SHX Text
PORTABLE RESTROOM

AutoCAD SHX Text
DOCUMENT LOCATION (PERMITS, SWPPP, INSPECTION FORMS, ETC.)

AutoCAD SHX Text
DIRECTION OF OVERLAND FLOW

AutoCAD SHX Text
FILTER SOCK INLET PROTECTION

AutoCAD SHX Text
OTHER MEASURE:______________

AutoCAD SHX Text
OTHER MEASURE:______________

AutoCAD SHX Text
OTHER MEASURE:______________

AutoCAD SHX Text
TEMPORARY SOIL STOCKPILE AREA

AutoCAD SHX Text
THE ABOVE LISTED ITEMS ARE SHOWN IN THEIR RECOMMENDED LOCATIONS.  IF A CONTROL MEASURE IS ADDED OR MOVED TO A MORE SUITABLE LOCATION, INDICATE THE REVISION ON THIS SHEET.  THE BLANKS LEFT FOR OTHER MEASURES SHOULD BE USED IF AN ITEM NOT SHOWN ABOVE IS IMPLEMENTED ON SITE, ADDITIONAL PRACTICES FOR EROSION PREVENTION AND SEDIMENT CONTROL CAN BE FOUND IN APPENDIX D OF THE SWPPP.

AutoCAD SHX Text
PERIMETER SILT FENCE

AutoCAD SHX Text
DUMPSTER FOR CONSTRUCTION WASTE

AutoCAD SHX Text
FILTER SOCK BEHIND CURB AT CURB RAMP

AutoCAD SHX Text
RIP RAP OUTLET PROTECTION

AutoCAD SHX Text
TEMPORARY ROCK CONSTRUCTION ENTRANCE/EXIT

AutoCAD SHX Text
TEMPORARY PARKING AND STORAGE

AutoCAD SHX Text
EROSION CONTROL LEGEND

AutoCAD SHX Text
FILTER SOCK

AutoCAD SHX Text
EROSION CONTROL MATTING

AutoCAD SHX Text
FINAL FILTER SOCK

AutoCAD SHX Text
   WITHIN THE REQUIREMENTS OF THE SPECIFICATIONS.                           

AutoCAD SHX Text
   GRADING OPERATIONS IN AN AREA.                                       

AutoCAD SHX Text
   THEN STABILIZATION SEEDING SHALL BE DONE ON ALL DISTURBED AREAS.              

AutoCAD SHX Text
   FROM TRUNKS OF TREES TO BE PROTECTED.                             

AutoCAD SHX Text
9.) ALL STREET SUBGRADES SHALL BE CONSTRUCTED AND COMPACTED IN ACCORDANCE WITH

AutoCAD SHX Text
   AND IN THE STORM WATER DETENTION BASIN AREAS SHALL BE SAVED IF POSSIBLE,

AutoCAD SHX Text
   OTHERWISE INDICATED TO BE REMOVED.  TREES NEAR THE EDGES OF GRADING LIMITS

AutoCAD SHX Text
5.) ALL TREES OUTSIDE THE LIMITS OF GRADING OPERATIONS SHALL BE SAVED, UNLESS

AutoCAD SHX Text
4.) COMPACTION TO BE 90%%% MODIFIED PROCTOR WHERE > 6:1 SLOPE.

AutoCAD SHX Text
   LEAST 6' WIDE SHALL BE ESTABLISHED AT MID HEIGHT.  SEE TYPICAL FILL SECTION.

AutoCAD SHX Text
3.) WHERE HEIGHT OF FILL IS GREATER THAN 30' AN INTERMEDIATE TERRACE OF AT

AutoCAD SHX Text
2.) NO EXCAVATION SHALL BE ALLOWED WITHIN 2' OF PROPERTY LINES.

AutoCAD SHX Text
1.) MAXIMUM SLOPE ON CUTS AND FILLS SHALL BE 3.5: HORIZONTAL TO 1: VERTICAL .

AutoCAD SHX Text
7.) STABILIZATION SEEDING SHALL BE COMPLETED AS SOON AS POSSIBLE, BUT NOT MORE THAN

AutoCAD SHX Text
   14 DAYS, UPON COMPLETION OF GRADING IN ANY AREA OF GRADING OPERATIONS.  DISTURBED

AutoCAD SHX Text
   AREAS SHALL BE KEPT AS SMALL AS POSSIBLE TO PREVENT LARGE SCALE EROSION

AutoCAD SHX Text
   PROBLEMS.  IF THE GRADING CONTRACTOR STOPS GRADING OPERATIONS FOR MORE THAN 14 DAYS,

AutoCAD SHX Text
8.) SILT FENCE LOCATIONS AND LENGTHS, AS INDICATED, ARE APPROXIMATE ONLY. FINAL

AutoCAD SHX Text
   LOCATIONS AND LENGTHS WILL BE DETERMINED, AS NEEDED, UPON COMPLETION OF

AutoCAD SHX Text
6.) PRIOR TO ANY GRADING A CONSTRUCTION SAFETY FENCE SHALL BE INSTALLED 50 FEET

AutoCAD SHX Text
%%UGRADING NOTES

AutoCAD SHX Text
SUDAS DESIGN AND CONSTRUCTION STANDARDS AND PROCEDURES.

AutoCAD SHX Text
%%USILT FENCE DETAIL

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
INSTALLATION  1. POSTS SHALL BE 1.33 POUNDS PER LINEAL FOOT STEEL WITH    POSTS SHALL BE 1.33 POUNDS PER LINEAL FOOT STEEL WITH    A MINIMUM LENGTH OF 5 FEET. STEEL POSTS SHALL HAVE    PROJECTIONS FOR FASTENING WIRE TO THEM.  2. SILT FENCE FABRIC SHALL CONFORM TO I.D.O.T. STANDARD   SILT FENCE FABRIC SHALL CONFORM TO I.D.O.T. STANDARD   SPECIFICATION SECTION 4196.01.A. SILT FENCING SHALL BE A   MINIMUM OF 24" AND A MAXIMUM OF 36" HIGH WHEN    COMPLETE. 3. THE FILTER FABRIC SHALL BE PURCHASED IN A CONTINUOUS   THE FILTER FABRIC SHALL BE PURCHASED IN A CONTINUOUS   ROLL CUT TO THE LENGTH OF THE FENCE TO AVOID THE USE    OF JOINTS. WHEN JOINTS ARE NECESSARY, THE FILTER CLOTH   SHALL BE SPLICED TOGETHER ONLY AT A SUPPORT POST, WITH A MINIMUM 6" OVERLAP, AND SECURELY SEALED. 4. POSTS SHALL BE SPACED A MAXIMUM OF 8 FEET APART   POSTS SHALL BE SPACED A MAXIMUM OF 8 FEET APART   AND DRIVEN SECURELY INTO THE GROUND ALONG THE FENCE    ALIGNMENT. POSTS SHALL BE DRIVEN INTO THE GROUND A   MINIMUM OF 28". 5. A TRENCH SHALL BE EXCAVATED APPROXIMATELY 4" WIDE    A TRENCH SHALL BE EXCAVATED APPROXIMATELY 4" WIDE    BY 12" DEEP ALONG THE UPSLOPE SIDE OF THE POSTS. 6. FILTER FABRIC SHALL BE STAPLED OR WIRED TO THE POSTS    FILTER FABRIC SHALL BE STAPLED OR WIRED TO THE POSTS    SUCH THAT THE FABRIC EXTENDS INTO THE TRENCH AS SHOWN    ABOVE. THE FABRIC SHALL BE FASTENED A MINIMUM OF THREE    PLACES ON EACH POST.  7. THE TRENCH SHALL BE BACK FILLED WITH EXCAVATED THE TRENCH SHALL BE BACK FILLED WITH EXCAVATED MATERIAL AND THOROUGHLY COMPACTED.

AutoCAD SHX Text
UNDISTURBED OR COMPACTED SOIL

AutoCAD SHX Text
STEEL POST

AutoCAD SHX Text
COMPACTED NATIVE SOIL BACKFILL

AutoCAD SHX Text
FILTER FABRIC

AutoCAD SHX Text
MAINTENANCE  1. SILT FENCES SHALL BE INSPECTED WEEKLY AND AFTER EACH SILT FENCES SHALL BE INSPECTED WEEKLY AND AFTER EACH RAINFALL EVENT OF 0.5 INCHES OR MORE. DURING PERIODS OF PROLONGED RAIN INSPECTIONS SHALL BE AT LEAST DAILY. ANY REPAIRS NEEDED TO MAINTAIN THE SILT FENCE'S EFFECTIVENESS SHALL BE MADE IMMEDIATELY.   2. SHOULD THE FABRIC ON A SILT FENCE DECOMPOSE OR SHOULD THE FABRIC ON A SILT FENCE DECOMPOSE OR BECOME INEFFECTIVE PRIOR TO STABILIZING THE UPSLOPE AREAS THE FABRIC SHALL BE REPLACED PROMPTLY.  3. SEDIMENT DEPOSITS SHOULD BE REMOVED AFTER EACH SEDIMENT DEPOSITS SHOULD BE REMOVED AFTER EACH STORM EVENT. THEY MUST BE REMOVED WHEN THE DEPOSITS REACH APPROXIMATELY ONE-HALF THE HEIGHT OF THE FENCE. SILTS REMOVED SHALL BE PLACED IN A PROTECTED PLACE THAT WILL PREVENT THEIR ESCAPE FROM THE CONSTRUCTION SITE. 4. ANY SEDIMENT DEPOSITS REMAINING IN PLACE AFTER THE ANY SEDIMENT DEPOSITS REMAINING IN PLACE AFTER THE SILT FENCE IS NO LONGER NEEDED SHALL BE DRESSED TO CONFORM WITH THE EXISTING GRADE, PREPARED AND SEEDED.  5. SILT FENCE SHALL REMAIN IN PLACE UNTIL IT IS NO LONGER SILT FENCE SHALL REMAIN IN PLACE UNTIL IT IS NO LONGER NEEDED AS DIRECTED BY THE POLLUTION PREVENTION PLAN. GENERALLY SILT FENCES SHALL REMAIN UNTIL THE UPSLOPE AREAS ARE STABILIZED WITH AN ESTABLISHED GRASS COVER AS A MINIMUM.

AutoCAD SHX Text
TOTAL SITE AREA:      ACRES

AutoCAD SHX Text
TOTAL AREA TO BE DISTURBED:      ACRES

AutoCAD SHX Text
EROSION CONTROL MEASURES SHOWN SHALL BE USED DURING FILL

AutoCAD SHX Text
ACTIVITIES.  EROSION CONTROL MEASURES SHALL BE REEVALUATED AND

AutoCAD SHX Text
MODIFIED, IF NECESSARY, AT THE TIME OF SITE DEVELOPMENT.

AutoCAD SHX Text
ADDITIONAL EROSION AND SEDIMENT CONTROL MEASURES THAT COULD

AutoCAD SHX Text
BE USED ON SITE, IF NEEDED, CAN BE FOUND IN APPENDIX D OF THE

AutoCAD SHX Text
STORM WATER POLLUTION PREVENTION PLAN (SWPPP) BINDER PREPARED

AutoCAD SHX Text
FOR THE SITE.  IF ADDITIONAL MEASURES ARE USED, INDICATE THE

AutoCAD SHX Text
TYPE AND LOCATION OF SAID MEASURE ON THIS PLAN.

AutoCAD SHX Text
CONTRACTOR SHALL INSTALL A ROCK ENTRANCE AND PERFORM

AutoCAD SHX Text
REGULAR CLEANING OF VEHICLES THAT LEAVE THE SITE.

AutoCAD SHX Text
FOLLOWING INSTALLATION OF PERIMETER SILT FENCE AND TEMPORARY

AutoCAD SHX Text
CONSTRUCTION ENTRANCE THE CONTRACTOR SHALL CONTACT THE CITY

AutoCAD SHX Text
INSPECTOR TO SCHEDULE A SITE INSPECTION PRIOR TO ANY SOIL

AutoCAD SHX Text
DISTURBING ACTIVITIES.

AutoCAD SHX Text
THE CONTRACTOR SHALL FOLLOW THE NPDES PERMIT, SWPPP, AND THE

AutoCAD SHX Text
CITY CSR REGULATIONS.

AutoCAD SHX Text
THE EROSION CONTROL CONTRACTOR SHALL INSTALL FILTER SOCKS OR

AutoCAD SHX Text
OTHER APPROVED FORM OF INLET PROTECTION AT EACH STREET INTAKE

AutoCAD SHX Text
ADJACENT TO THE SITE.

AutoCAD SHX Text
%%UGRADING AND EROSION CONTROL NOTES

AutoCAD SHX Text
5.93

AutoCAD SHX Text
5.93

AutoCAD SHX Text
NOTES: 1. TEMPORARY STABILIZATION IS REQUIRED ON TEMPORARY STABILIZATION IS REQUIRED ON DISTURBED AREAS AFTER THE 14TH DAY OF INACTIVITY. 2. FINAL STABILIZATION SHALL BE FINAL STABILIZATION SHALL BE IMPLEMENTED WITHIN 14 DAYS OF FINAL GRADING COMPLETION.

AutoCAD SHX Text
SA

AutoCAD SHX Text
SA

AutoCAD SHX Text
NORTH



H
ISTO

R
IC

 W
AY

(PR
IVATE)

HILLSIDE DRIVE

(PRIVATE)

H
ISTO

R
IC

 W
AY

(PR
IVATE)

H
ILLSID

E D
R

IVE
(PR

IVATE)

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

DETAILED GRADING PLAN
- NORTH HALF                

C141

1"=20'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

O CNE ALLSM

IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

GRAPHIC SCALE IN FEET
0

1"=20'

2 5 10 15 20

NWL = 709.00

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
735.11 GF 744.11 FF

AutoCAD SHX Text
735.23 GF 744.23 FF

AutoCAD SHX Text
730.13 GF 739.13 FF

AutoCAD SHX Text
729.13 GF 738.13 FF

AutoCAD SHX Text
728.13 GF 737.13 FF

AutoCAD SHX Text
727.13 GF 736.13 FF

AutoCAD SHX Text
736.11 GF 745.11 FF

AutoCAD SHX Text
737.11 GF 746.11 FF

AutoCAD SHX Text
737.11 GF 746.11 FF

AutoCAD SHX Text
737.11 GF 746.11 FF

AutoCAD SHX Text
734.23 GF 743.23 FF

AutoCAD SHX Text
733.23 GF 742.23 FF

AutoCAD SHX Text
732.23 GF 741.23 FF

AutoCAD SHX Text
731.23 GF 740.23 FF

AutoCAD SHX Text
720.00 FF

AutoCAD SHX Text
724.00 FF

AutoCAD SHX Text
726.65 FF

AutoCAD SHX Text
734.86 FF

AutoCAD SHX Text
725.86 FF

AutoCAD SHX Text
734.86 FF

AutoCAD SHX Text
725.86 FF

AutoCAD SHX Text
736.13 FF

AutoCAD SHX Text
727.13 FF

AutoCAD SHX Text
736.13 FF

AutoCAD SHX Text
727.13 FF

AutoCAD SHX Text
734.31 FF

AutoCAD SHX Text
728.31 FF

AutoCAD SHX Text
734.31 FF

AutoCAD SHX Text
728.31 FF

AutoCAD SHX Text
726.65 FF

AutoCAD SHX Text
725.65 FF

AutoCAD SHX Text
725.65 FF

AutoCAD SHX Text
724.42 FF

AutoCAD SHX Text
724.42 FF

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
- EXISTING GRADE

AutoCAD SHX Text
- TOP SLAB

AutoCAD SHX Text
- TOP WALK

AutoCAD SHX Text
- TOP RIM

AutoCAD SHX Text
- FINISHED GRADE

AutoCAD SHX Text
%%UGRADING LEGEND

AutoCAD SHX Text
0000.00EG

AutoCAD SHX Text
0000.00TS

AutoCAD SHX Text
0000.00TW

AutoCAD SHX Text
0000.00TR

AutoCAD SHX Text
0000.00FG

AutoCAD SHX Text
- TOP CURB

AutoCAD SHX Text
0000.00TC

AutoCAD SHX Text
- BOTTOM WALL*

AutoCAD SHX Text
0000.00WB

AutoCAD SHX Text
- TOP WALL*

AutoCAD SHX Text
0000.00WT

AutoCAD SHX Text
*REPRESENT GROUND ELEVATION AT WALL

AutoCAD SHX Text
NORTH



HERITAGE DRIVE
(PRIVATE)

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

DETAILED GRADING PLAN
- SOUTH HALF                

C142

1"=20'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

O CNE ALLSM

IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

GRAPHIC SCALE IN FEET
0

1"=20'

2 5 10 15 20

AutoCAD SHX Text
726.23 GF 735.23 FF

AutoCAD SHX Text
728.23 GF 737.23 FF

AutoCAD SHX Text
730.23 GF 739.23 FF

AutoCAD SHX Text
732.23 GF 741.23 FF

AutoCAD SHX Text
734.23 GF 743.23 FF

AutoCAD SHX Text
735.11 GF 744.11 FF

AutoCAD SHX Text
725.54 FF

AutoCAD SHX Text
722.54 FF

AutoCAD SHX Text
727.54 FF

AutoCAD SHX Text
723.54 FF

AutoCAD SHX Text
730.49 FF

AutoCAD SHX Text
723.49 FF

AutoCAD SHX Text
732.49 FF

AutoCAD SHX Text
724.49 FF

AutoCAD SHX Text
734.86 FF

AutoCAD SHX Text
725.86 FF

AutoCAD SHX Text
734.86 FF

AutoCAD SHX Text
725.86 FF

AutoCAD SHX Text
724.42 FF

AutoCAD SHX Text
724.42 FF

AutoCAD SHX Text
723.42 FF

AutoCAD SHX Text
723.42 FF

AutoCAD SHX Text
722.18 FF

AutoCAD SHX Text
722.18 FF

AutoCAD SHX Text
721.18 FF

AutoCAD SHX Text
721.18 FF

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
- EXISTING GRADE

AutoCAD SHX Text
- TOP SLAB

AutoCAD SHX Text
- TOP WALK

AutoCAD SHX Text
- TOP RIM

AutoCAD SHX Text
- FINISHED GRADE

AutoCAD SHX Text
%%UGRADING LEGEND

AutoCAD SHX Text
0000.00EG

AutoCAD SHX Text
0000.00TS

AutoCAD SHX Text
0000.00TW

AutoCAD SHX Text
0000.00TR

AutoCAD SHX Text
0000.00FG

AutoCAD SHX Text
- TOP CURB

AutoCAD SHX Text
0000.00TC

AutoCAD SHX Text
- BOTTOM WALL*

AutoCAD SHX Text
0000.00WB

AutoCAD SHX Text
- TOP WALL*

AutoCAD SHX Text
0000.00WT

AutoCAD SHX Text
*REPRESENT GROUND ELEVATION AT WALL

AutoCAD SHX Text
NORTH



H
ISTO

R
IC

 W
AY

(PR
IVATE)

HILLSIDE DRIVE

(PRIVATE)

H
ISTO

R
IC

 W
AY

(PR
IVATE)

H
ILLSID

E D
R

IVE
(PR

IVATE)

HERITAGE DRIVE
(PRIVATE)

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

UTILITY PLAN:
SEWER AND WATER 

C160

1"=40'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

O CNE ALLSM

IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

GRAPHIC SCALE IN FEET
0

1"=40'

4 10 20 30 40

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
PROP

AutoCAD SHX Text
EXST

AutoCAD SHX Text
CONNECT TO EXISTING  12" WATER MAIN

AutoCAD SHX Text
INSTALL (2) 12"  45° FITTINGS

AutoCAD SHX Text
INSTALL 8"x6"  TEE FITTING

AutoCAD SHX Text
CONNECT TO EXISTING  12" WATER MAIN

AutoCAD SHX Text
INSTALL (2) 12"  11.25° FITTINGS

AutoCAD SHX Text
INSTALL FIRE HYDRANT  ASSEMBLY WITH  AUXILIARY GATE VALVE.

AutoCAD SHX Text
PROPOSED 12"x8" TEE FITTING  W/12" GATE VALVE EAST

AutoCAD SHX Text
INSTALL (1) 8"  11.25° FITTINGS

AutoCAD SHX Text
INSTALL (1) 12"  22.5° FITTINGS

AutoCAD SHX Text
CONNECT TO EXISTING  12" WATER MAIN AND INSTALL 12" GATE VALVE NORTH

AutoCAD SHX Text
INSTALL (2) 8"  45° BEND FITTINGS

AutoCAD SHX Text
(5) 1" INDIVIDUAL  METERED WATER SERVICE LINE PER UNIT (TYP. EACH BUILDING)

AutoCAD SHX Text
INSTALL (2) 8"  45° BEND FITTINGS

AutoCAD SHX Text
(5) 1" INDIVIDUAL  METERED WATER SERVICE LINE PER UNIT (TYP. EACH BUILDING)

AutoCAD SHX Text
(4) 1" INDIVIDUAL  METERED WATER SERVICE LINE PER UNIT (TYP. EACH BUILDING)

AutoCAD SHX Text
(4) 1" INDIVIDUAL  METERED WATER SERVICE LINE PER UNIT (TYP. EACH BUILDING)

AutoCAD SHX Text
INSTALL FIRE HYDRANT  ASSEMBLY WITH  AUXILIARY GATE VALVE.

AutoCAD SHX Text
INSTALL 12"x6"  TEE FITTING

AutoCAD SHX Text
PROPOSED 12"x8" TEE FITTING  W/12" GATE VALVE EAST

AutoCAD SHX Text
PROPOSED 12"x12" TEE FITTING  W/12" GATE VALVE WEST

AutoCAD SHX Text
(4) 1" INDIVIDUAL  METERED WATER SERVICE LINE PER UNIT (TYP. EACH BUILDING)

AutoCAD SHX Text
(4) 1" INDIVIDUAL  METERED WATER  SERVICE LINE  PER UNIT

AutoCAD SHX Text
FDC

AutoCAD SHX Text
FDC

AutoCAD SHX Text
(4) 1" INDIVIDUAL  METERED WATER SERVICE LINE PER UNIT (TYP. EACH BUILDING)

AutoCAD SHX Text
(4) 1" INDIVIDUAL  METERED WATER  SERVICE LINE  PER UNIT

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
NORTH



H
ISTO

R
IC

 W
AY

(PR
IVATE)

HILLSIDE DRIVE

(PRIVATE)

H
ISTO

R
IC

 W
AY

(PR
IVATE)

H
ILLSID

E D
R

IVE
(PR

IVATE)

HERITAGE DRIVE
(PRIVATE)

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

UTILITY PLAN:
STORM AND ELETRIC

C161

1"=40'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

O CNE ALLSM

IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

GRAPHIC SCALE IN FEET
0

1"=40'

4 10 20 30 40

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
CONNECT TO EXIST POWER POLE

AutoCAD SHX Text
INSTALL ELECTRIC HANDHOLE

AutoCAD SHX Text
INSTALL ELECTRIC HANDHOLE

AutoCAD SHX Text
CONNECT TO EXIST POWER POLE

AutoCAD SHX Text
NORTH

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
ROWS

AutoCAD SHX Text
COLUMNS

AutoCAD SHX Text
WATER QUALITY OUTLET HOLES

AutoCAD SHX Text
DUCTILE IRON PIPE

AutoCAD SHX Text
OUTLET WORKS WITH RISER BARREL AND GRAVEL PACK FOR INLET DEBRIS PROTECTION SCALE: NTS

AutoCAD SHX Text
6"  DIP WITH1/2"  HOLES(12 COLUMNS OF HOLES, 6 ROWS OF HOLES)

AutoCAD SHX Text
NUMBER OF PERFORATED COLUMNS

AutoCAD SHX Text
RISER DIAMETER, IN.

AutoCAD SHX Text
HOLE DIAMETER, IN.

AutoCAD SHX Text
HOLE DIAMETER, IN.

AutoCAD SHX Text
AREA OF HOLE, SQ. IN.

AutoCAD SHX Text
0.1964

AutoCAD SHX Text
STAINLESS STEEL PIPE STRAP AND  " 12" STAINLESS STEEL ANCHOR BOLTS

AutoCAD SHX Text
4'

AutoCAD SHX Text
6"  DIP TEE

AutoCAD SHX Text
ELEV.=707.00

AutoCAD SHX Text
1/2 IN.

AutoCAD SHX Text
6

AutoCAD SHX Text
12 COLUMNS

AutoCAD SHX Text
1/2

AutoCAD SHX Text
ELEV.=712.25

AutoCAD SHX Text
THREADED CAP

AutoCAD SHX Text
OUTLET PIPE

AutoCAD SHX Text
THREADED CAP

AutoCAD SHX Text
WATER QUALITY RISER PIPE DETAIL SCALE: NTS

AutoCAD SHX Text
WASHED GRANULAR BACKFILL (GRADATION #29)

AutoCAD SHX Text
BASIN INTAKE DETAIL

AutoCAD SHX Text
10" 

AutoCAD SHX Text
STEEL PLATE WITH 2.5"  ORIFICE   ORIFICE OPENING

AutoCAD SHX Text
ELEV.=706.00

AutoCAD SHX Text
OR APPROVED EQUAL

AutoCAD SHX Text
NEENAH R-5901-F

AutoCAD SHX Text
INLET=711.00

AutoCAD SHX Text
GRAVEL (1   TO 3 IN. 12 TO 3 IN. ROCK) AROUND PERFORATED RISER

AutoCAD SHX Text
4

AutoCAD SHX Text
1

AutoCAD SHX Text
ELEV.=706.50

AutoCAD SHX Text
FILTER FABRIC



(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

EXISTING FEATURES
AND DEMOLITION PLAN

CD100

1"=40'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

O CNE ALLSM

IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

DEMOLITION KEYNOTES
NUMBE

R KEYNOTE

100

101

102

103

104

105

106

107

108

109

110

111

112

113

114

115

116

117

118

119

120

121

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

101

100

100

100

100107

102

102

102

102

103

103

104

104 104

104

105

105

105

105

105

105

105

105

105

106

107

106

106

106

107

118

108

108

109

110

110

111

112

112

106

106

113

113

113

114

114

114

115

116

117

117

101

119

119

120

117

109

121

121

121

121

121

110

121

GRAPHIC SCALE IN FEET
0

1"=40'

4 10 20 30 40

AutoCAD SHX Text
FL 12" RCP=717.74

AutoCAD SHX Text
FL ADS PIPE=709.65

AutoCAD SHX Text
FL ADS PIPE=711.28

AutoCAD SHX Text
STORM DBS TOP=716.28 9"x3' ALL SIDES OPENING=715.07

AutoCAD SHX Text
SANITARY MH RIM=711.37 IE 8" IN(E)=704.37 IE 8" OUT(SW)=703.17

AutoCAD SHX Text
SANITARY MH RIM=718.00 IE 8"IN(E)=708.18 IE 8"IN(N)=708.68 IE 8"IN(N)=711.40 IE 8"OUT(W)=708.30

AutoCAD SHX Text
SANITARY MH RIM=716.82 IE 8"IN(E)=707.87 IE 8"OUT(NW)=707.67

AutoCAD SHX Text
SANITARY MH RIM=734.92 IE 4"IN(S)=728.62 IE 8"OUT(N)=726.57

AutoCAD SHX Text
SANITARY MH RIM=743.82 IE 8"IN(E)=738.62 IE 8"OUT(N)=737.80

AutoCAD SHX Text
SANITARY MH RIM=715.28 IE 8"IN(SE)=702.43 IE 12"IN(N)=702.10 IE 8"IN(SE)=708.28 IE 15"OUT(SW)=702.00

AutoCAD SHX Text
STORM INTAKE GRATE=710.60 IE(N)=707.64

AutoCAD SHX Text
STORM INTAKE GRATE=710.72 IE(N&S)=706.85

AutoCAD SHX Text
FL FES=709.86

AutoCAD SHX Text
SANITARY MH RIM=713.01 IE 8"IN(NE)=701.66 IE 8"IN(N)=703.71 IE 8"OUT(W)=701.61

AutoCAD SHX Text
STORM INTAKE GRATE=718.13 IE OUT(SW)=715.50 IE OUT(W)=715.53

AutoCAD SHX Text
STORM INTAKE RIM=715.95

AutoCAD SHX Text
STORM MH RIM=715.58 IE 12"IN(E)=712.10 IE 12"IN(SW)=711.94 IE 12"OUT(S)=712.04

AutoCAD SHX Text
SANITARY MH RIM=715.26 IE 8"IN(E)=706.26 IE 8"OUT(W)=706.31

AutoCAD SHX Text
FES=706.54

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
REMOVE CONCRETE SIDEWALK TO THE NEAREST JOINT.

AutoCAD SHX Text
GRIND 6" CURB LINE.

AutoCAD SHX Text
REMOVE TREES AND TREE CLUSTERS

AutoCAD SHX Text
REMOVE EXISTING RESIDENTIAL HOUSE

AutoCAD SHX Text
REMOVE EXISTING BINS AND FOOTINGS

AutoCAD SHX Text
REMOVE ROCK DRIVE.     

AutoCAD SHX Text
REMOVE CONCRETE PAVING AND ANY ROCK SUB-BASE UNDERNEATH THE PAVING.

AutoCAD SHX Text
REMOVE CONCRETE DRIVE ALONG WITH 2' STREET CURB AND GUTTER SECTION ADJOINING DRIVE.  REPLACEMENT NOTED ON SHEETS C121 & 122.

AutoCAD SHX Text
REMOVE POWER POLES AND LINES.  TO BE DONE BY OTHERS.  TO BE REPLACED BY UNDERGROUND LINE IN NEW LOCATION.  SEE C161)

AutoCAD SHX Text
REMOVE TELEPHONE SERVICE LINES AND STRUCTURES.  TO BE DONE BY OTHERS.

AutoCAD SHX Text
REMOVE EXISTING GAS SERVICE LINES AND VALVES.  TO BE DONE BY OTHERS.

AutoCAD SHX Text
REMOVE EXISTING STEPS.

AutoCAD SHX Text
REMOVE EXISTING RETAINING WALLS

AutoCAD SHX Text
REMOVE EXISTING GRAIN ELEVATOR BUILDINGS

AutoCAD SHX Text
REMOVE EXISTING WATER MAIN.  TO BE REPLACED IN NEW LOCATION.  (SEE C160)

AutoCAD SHX Text
REMOVE EXISTING FENCE.

AutoCAD SHX Text
REMOVE EXISTING BUILDING TO PARTY WALL.

AutoCAD SHX Text
REMOVE EXISTING MAILBOXES ASSOCIATED WITH PROPOSED PROPERTY.  MAILBOXES FOR THE ADJOINING SIDE OF THE STREET ARE TO REMAIN AND BE PROTECTED DURING CONSTRUCTION.

AutoCAD SHX Text
REMOVE AND RELOCATE POWER POLE.  TO BE DONE BY OTHERS. FOR NEW LOCATION OF POLE SEE C161)

AutoCAD SHX Text
PROTECT EXISTING FIRE HYDRANT AND WATER VALVES DURING CONSTRUCTION.

AutoCAD SHX Text
EXISTING HOOVER TRAIL EXTENSION.  PROTECT DURING CONSTRUCTION.

AutoCAD SHX Text
PROTECT EXISTING ABOVEGROUND UTILITY FEATURES AND UTILITY MAINS DURING CONSTRUCTION.

AutoCAD SHX Text
NORTH



HILLSIDE DRIVE

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

GENERAL NOTES AND DETAILS
 

C500

N/A

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
9)

AutoCAD SHX Text
1)

AutoCAD SHX Text
   A. SUITABLE EXCAVATED MATERIAL.  IF EXCAVATED MATERIAL IS NOT SUITABLE, THEN

AutoCAD SHX Text
   FOLLOWING COMPACTED TO 90% MODIFIED PROCTOR DENSITY:

AutoCAD SHX Text
ALL RCP STORM SEWERS SHALL BE PROVIDED WITH CLASS "C" BEDDING, UNLESS NOTED

AutoCAD SHX Text
ALL STORM SEWERS SHALL BE CLASS 3 RCP UNLESS NOTED OTHERWISE IN THE PLANS.

AutoCAD SHX Text
5) STORM SEWERS SHADED ON THE PROFILE VIEW SHALL BE BACKFILLED WITH EITHER OF THE

AutoCAD SHX Text
END.  THE LAST TWO JOINTS ARE TO BE TIED WHERE FLARED END SECTIONS ARE REQUIRED.

AutoCAD SHX Text
AT PLACES WHERE A FLARED END SECTION IS REQUIRED, PIPE LENGTH INCLUDES THE FLARED

AutoCAD SHX Text
STORM SEWER CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE STANDARD DETAILED

AutoCAD SHX Text
OTHERWISE.  PVC SEWERS SHALL BE PROVIDED WITH CRUSHED STONE ENCASEMENT.

AutoCAD SHX Text
3)

AutoCAD SHX Text
2)

AutoCAD SHX Text
5)

AutoCAD SHX Text
4)

AutoCAD SHX Text
   B. CRUSHED STONE AS SPECIFIED FOR GRANULAR TRENCH BACKFILL SHALL BE USED.

AutoCAD SHX Text
SPECIFICATION 4120.04 WITH 1" MAXIMUM AGGREGATE SIZE.  COMPACT TO 90% MODIFIED

AutoCAD SHX Text
7) ALL STORM SEWERS SHALL HAVE CONFINED "O" RING GASKETS.  STORM SEWERS 36" AND 

AutoCAD SHX Text
   SMALLER SHALL HAVE BELL AND SPIGOT JOINTS. STORM SEWERS LARGER THAN 36" MAY

AutoCAD SHX Text
   HAVE TONGUE AND GROOVE JOINTS.  NO MASTIC JOINTS ALLOWED.

AutoCAD SHX Text
GRANULAR TRENCH BACKFILL SHALL BE CRUSHED STONE CONFORMING TO I.D.O.T. STANDARD

AutoCAD SHX Text
BACKFILL

AutoCAD SHX Text
HAND 

AutoCAD SHX Text
PLACED 

AutoCAD SHX Text
PROVIDE CONCRETE FILLETS IN ALL NEW & EXISTING DRAINAGE STRUCTURES PER 

AutoCAD SHX Text
TO PROVIDE DEEPER STRUCTURE AND POUR CONCRETE FILLET IN INTAKE TO MAKE INTAKE PIPES

AutoCAD SHX Text
IF INVERT ELEVATIONS ARE INSUFFICIENT TO PROVIDE THIS REQUIRED DEPTH, THE CONTRACTOR

AutoCAD SHX Text
THE CONTRACTOR SHALL AFFORD ACCESS TO THOSE FACILITIES FOR NECESSARY

AutoCAD SHX Text
NOTIFY THE OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION .

AutoCAD SHX Text
BE ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
LOCATION, AND TO AVOID DAMAGE THERETO.  NO CLAIMS FOR ADDITIONAL COMPENSATION WILL

AutoCAD SHX Text
HEREON.  IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
THE CONSTRUCTION AREA, THE EXISTENCE OF WHICH IS NOT PRESENTLY KNOWN OR SHOWN

AutoCAD SHX Text
CONSIDERED APPROXIMATE ONLY.  IT IS POSSIBLE THAT THERE MAY BE OTHER FACILITIES IN

AutoCAD SHX Text
PLOTTED FROM AVAILABLE SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE

AutoCAD SHX Text
MODIFICATION OF SERVICES.  UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN

AutoCAD SHX Text
WITHIN THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS, OR ENCOUNTERED

AutoCAD SHX Text
LIFT HOLES IN STORM SEWER WILL NOT BE ALLOWED.

AutoCAD SHX Text
ALL STORM INTAKES SHALL BE A MINIMUM OF 48 INCHES FROM TOP OF CURB/RIM TO SUBGRADE.

AutoCAD SHX Text
UNDISTURBED

AutoCAD SHX Text
d/8, 4" min.

AutoCAD SHX Text
10)

AutoCAD SHX Text
11)

AutoCAD SHX Text
8) ALL PIPE SHALL BE CERTIFIED.

AutoCAD SHX Text
REFERENCED DETAILS.

AutoCAD SHX Text
DRAIN AT INVERT ELEVATIONS LISTED.

AutoCAD SHX Text
PROCTOR DENSITY.

AutoCAD SHX Text
6)

AutoCAD SHX Text
COMPACTED GRANULAR

AutoCAD SHX Text
CLASS "C" BEDDING

AutoCAD SHX Text
MIN.

AutoCAD SHX Text
12" 

AutoCAD SHX Text
BACKFILL

AutoCAD SHX Text
d

AutoCAD SHX Text
SOIL

AutoCAD SHX Text
4-9

AutoCAD SHX Text
36

AutoCAD SHX Text
ALONGSIDE THE LENGTH OF PIPE.

AutoCAD SHX Text
THERE ARE NO VOIDS UNDER OR

AutoCAD SHX Text
3. PLACE BEDDING TO ENSURE THAT

AutoCAD SHX Text
SO THAT ONLY PIPE BARREL RECEIVES

AutoCAD SHX Text
2. BELL HOLES SHALL BE HAND SHAPED

AutoCAD SHX Text
4. BACKFILL SHALL BE HAND TAMPED

AutoCAD SHX Text
1. PIPE SHALL BE PLACED ON CRUSHED

AutoCAD SHX Text
5. SEE TABLE FOR ALLOWABLE TRENCH

AutoCAD SHX Text
UP TO 12" ABOVE TOP OF PIPE.

AutoCAD SHX Text
BEARING PRESSURE.

AutoCAD SHX Text
STONE MATERIAL.

AutoCAD SHX Text
WIDTH Bd.

AutoCAD SHX Text
NOTES:

AutoCAD SHX Text
d/6

AutoCAD SHX Text
INCHES

AutoCAD SHX Text
ID

AutoCAD SHX Text
12

AutoCAD SHX Text
21

AutoCAD SHX Text
24

AutoCAD SHX Text
27

AutoCAD SHX Text
30

AutoCAD SHX Text
18

AutoCAD SHX Text
15

AutoCAD SHX Text
INCHES

AutoCAD SHX Text
FEET &

AutoCAD SHX Text
Bd

AutoCAD SHX Text
3-3

AutoCAD SHX Text
3-6

AutoCAD SHX Text
4-0

AutoCAD SHX Text
4-3

AutoCAD SHX Text
3-0

AutoCAD SHX Text
2-9

AutoCAD SHX Text
2-3

AutoCAD SHX Text
42

AutoCAD SHX Text
48

AutoCAD SHX Text
5-6

AutoCAD SHX Text
6-3

AutoCAD SHX Text
SPECIFICATIONS AND DETAILED SPECIFICATION REQUIREMENTS PREPARED FOR THIS PROJECT.

AutoCAD SHX Text
CITY OF WEST BRANCH DESIGN AND CONSTRUCTION STANDARDS AND PROCEDURES SHALL

AutoCAD SHX Text
PREVAIL.

AutoCAD SHX Text
%%USTORM SEWER NOTES

AutoCAD SHX Text
Bd

AutoCAD SHX Text
Tw

AutoCAD SHX Text
2-3

AutoCAD SHX Text
2-6

AutoCAD SHX Text
2-0

AutoCAD SHX Text
2-0

AutoCAD SHX Text
FEET &

AutoCAD SHX Text
INCHES

AutoCAD SHX Text
8

AutoCAD SHX Text
ID

AutoCAD SHX Text
4

AutoCAD SHX Text
6

AutoCAD SHX Text
INCHES

AutoCAD SHX Text
2-9

AutoCAD SHX Text
3-0

AutoCAD SHX Text
3-4

AutoCAD SHX Text
4-0

AutoCAD SHX Text
3-9

AutoCAD SHX Text
12

AutoCAD SHX Text
15

AutoCAD SHX Text
18

AutoCAD SHX Text
24

AutoCAD SHX Text
21

AutoCAD SHX Text
10

AutoCAD SHX Text
AND 12, ABOVE)

AutoCAD SHX Text
Tw Min.

AutoCAD SHX Text
OD/2

AutoCAD SHX Text
BEDDING

AutoCAD SHX Text
4" MIN

AutoCAD SHX Text
OD

AutoCAD SHX Text
12"

AutoCAD SHX Text
UNDISTURBED SOIL

AutoCAD SHX Text
BEARING PRESSURE.

AutoCAD SHX Text
CRUSHED STONE MATERIAL.

AutoCAD SHX Text
2. BELL HOLES SHALL BE HAND SHAPED

AutoCAD SHX Text
SO THAT ONLY PIPE BARREL RECEIVES

AutoCAD SHX Text
3. PLACE BEDDING TO ENSURE THAT

AutoCAD SHX Text
THERE ARE NO VOIDS UNDER OR

AutoCAD SHX Text
ALONGSIDE THE LENGTH OF PIPE.

AutoCAD SHX Text
4. BACKFILL SHALL BE HAND TAMPED

AutoCAD SHX Text
UP TO 12" ABOVE TOP OF PIPE.

AutoCAD SHX Text
1. PIPE SHALL BE PLACED ON CLASS 1

AutoCAD SHX Text
F-3

AutoCAD SHX Text
NOTES:

AutoCAD SHX Text
BACKFILL (SEE

AutoCAD SHX Text
NTS

AutoCAD SHX Text
WIDTH Tw.

AutoCAD SHX Text
SUDAS FIGURE 3010.103

AutoCAD SHX Text
5. SEE TABLE FOR ALLOWABLE TRENCH

AutoCAD SHX Text
MATERIAL

AutoCAD SHX Text
NOTES 9, 10,

AutoCAD SHX Text
CLASS F-3 BEDDING

AutoCAD SHX Text
FOR SANITARY PVC TRUSS PIPE

AutoCAD SHX Text
1)

AutoCAD SHX Text
4)

AutoCAD SHX Text
6)

AutoCAD SHX Text
5)

AutoCAD SHX Text
CONNECTIONS.

AutoCAD SHX Text
PROCTOR DENSITY.

AutoCAD SHX Text
CONTRACTOR TO PROVIDE FERNCO STRONG BACK RC 1000 SERIES COUPLINGS FOR DISSIMILAR PIPE

AutoCAD SHX Text
7)

AutoCAD SHX Text
9)

AutoCAD SHX Text
10)

AutoCAD SHX Text
12)

AutoCAD SHX Text
11)

AutoCAD SHX Text
PROVIDED WITH CRETEX EXTERIOR CHIMNEY SEAL OR APPROVED EQUAL. ALL SANITARY MANHOLES IN PAVING SHALL 

AutoCAD SHX Text
IN ACCORDANCE WITH THE PRECEDING NOTE.

AutoCAD SHX Text
 B. CRUSHED STONE AS SPECIFIED FOR GRANULAR TRENCH BACKFILL.

AutoCAD SHX Text
COMPACTED TO 90% MODIFIED PROCTOR DENSITY:

AutoCAD SHX Text
ARE ADJACENT TO THE SEWER MAIN.

AutoCAD SHX Text
ARE ON THE OPPOSITE SIDE OF THE STREET FROM THE SEWER MAIN.

AutoCAD SHX Text
ALL SANITARY SEWER SERVICE LINES SHALL BE EXTENDED :

AutoCAD SHX Text
THE END OF ALL SANITARY SEWER SERVICES MUST BE MARKED WITH A WOOD 2 x 4  PAINTED GREEN.

AutoCAD SHX Text
ALL SANITARY SEWER MANHOLES IN PAVING AREAS OR AREAS SUBJECT TO WATER INUNDATION SHALL BE 

AutoCAD SHX Text
ALL SANITARY SEWER SERVICE LINES CROSSING STREET RIGHT-OF-WAY SHALL BE BACKFILLED

AutoCAD SHX Text
SPECIFICATION 4120.04 WITH 1" MAXIMUM AGGREGATE SIZE.  COMPACT TO 90% MODIFIED

AutoCAD SHX Text
GRANULAR TRENCH BACKFILL SHALL BE CRUSHED STONE CONFORMING TO I.D.O.T. STANDARD

AutoCAD SHX Text
ALL SANITARY SEWERS SHADED ON THE PROFILE VIEW AND ALL SANITARY SEWERS AND WATER MAINS

AutoCAD SHX Text
 A. SUITABLE EXCAVATED MATERIAL.  IF EXCAVATED MATERIAL IS NOT SUITABLE, THEN

AutoCAD SHX Text
TO THE UTILITY EASEMENT LINE FOR THOSE LOCATIONS WHERE THE LOTS BEING SERVED

AutoCAD SHX Text
TO THE UTILITY EASEMENT LINE FOR THOSE LOCATIONS WHERE THE LOTS BEING SERVED

AutoCAD SHX Text
UNDER PAVING OR WITHIN 5 FEET OF PAVEMENT SHALL BE BACKFILLED WITH EITHER OF THE FOLLOWING

AutoCAD SHX Text
SANITARY SEWER & WATER MAIN CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE IOWA STATEWIDE

AutoCAD SHX Text
      F.  MINIMUM TIME FOR PRESSURE TO DROP FROM 3.5 TO 2.5 PSIG GREATER THAN MAXIMUM PRESSURE

AutoCAD SHX Text
      ALLOW THE CONTRACTOR TO MEASURE INFILTRATION INTO THE SEWER BY USING A V-NOTCH WEIR OR OTHER

AutoCAD SHX Text
      G.  IN AREAS WHERE GROUND WATER IS KNOWN TO EXIST, THE HEIGHT OF WATER ABOVE THE TOP OF THE

AutoCAD SHX Text
I.  AIR TESTING SHALL BE CONSIDERED INCIDENTAL TO SANITARY SEWER CONSTRUCTION.

AutoCAD SHX Text
      E.  ALLOW 2 MINUTES MINIMUM FOR AIR PRESSURE TO STABILIZE.  DISCONNECT LOW-PRESSURE AIR

AutoCAD SHX Text
      THE PRESSURE THAT WILL BE ADDED TO ALL READINGS ABOVE.  ALTERNATIVELY, THE ENGINEER MAY

AutoCAD SHX Text
      PIPE BEING TESTED, IN FEET, SHALL BE DETERMINED AND THAT HEIGHT DIVIDED BY 2.3 TO ESTABLISH

AutoCAD SHX Text
5 psi & MAINTAIN FOR A MINIMUM OF 5 MINUTES.

AutoCAD SHX Text
      C.  INTRODUCE LOW-PRESSURE AIR INTO SEALED LINE AND ACHIEVE INTERNAL AIR PRESSURE OF

AutoCAD SHX Text
      (2) CAPABLE OF RESISTING INTERNAL TEST PRESSURE WITHOUT EXTERNAL BRACING OR BLOCKING.

AutoCAD SHX Text
      B.  PLACE PNEUMATIC PLUGS:  (1) SEALING LENGTH:  EQUAL TO OR GREATER THAN PIPE DIAMETER, 

AutoCAD SHX Text
13) ALL SANITARY SEWER AND SERVICE LINES SHALL BE AIR TESTED TO PASS THE FOLLOWING TEST:

AutoCAD SHX Text
      D.  LIMIT INTERNAL PRESSURE IN SEALED LINE BELOW 8 PSIG.

AutoCAD SHX Text
      SUITABLE DEVICE.

AutoCAD SHX Text
      H.  LOCATE, REPAIR AND RETEST LEAKS.

AutoCAD SHX Text
      EXERTED BY GROUNDWATER ABOVE PIPE INVERT:

AutoCAD SHX Text
      HOSE FROM CONTROL PANEL.

AutoCAD SHX Text
      A.  PERFORM FROM MANHOLE-TO-MANHOLE AFTER BACKFILL.

AutoCAD SHX Text
NOTE: CITY REPRESENTATIVE MUST BE PRESENT DURING TESTING.

AutoCAD SHX Text
                  15                             7.5

AutoCAD SHX Text
                  12                             5.5

AutoCAD SHX Text
                  10                             5.0

AutoCAD SHX Text
                  8                              4.0

AutoCAD SHX Text
                  6                              3.0

AutoCAD SHX Text
                  4                              2.0

AutoCAD SHX Text
                INCHES                          MINUTES

AutoCAD SHX Text
            PIPE DIAMETER IN                    TIME IN

AutoCAD SHX Text
                                  AIR TESTING

AutoCAD SHX Text
EQUAL THAT OPEN RIGHT.

AutoCAD SHX Text
AT A MINIMUM OF 150 psi FOR 2 HOURS WITH A MAXIMUM LOSS OF 5 psi.

AutoCAD SHX Text
SHALL BE PRESSURE TESTED PER AWWA C600. THE TEST SHALL BE PERFORMED

AutoCAD SHX Text
WHERE THE WATER MAIN CROSSES SEWER, ONE FULL LENGTH OF WATER PIPE SHALL BE 

AutoCAD SHX Text
LOCATED SO BOTH JOINTS ARE AS FAR AS POSSIBLE FROM THE SEWER.  THE WATER AND 

AutoCAD SHX Text
SEWER PIPES MUST BE ADEQUATELY SUPPORTED AND HAVE WATER TIGHT JOINTS.  A LOW

AutoCAD SHX Text
PERMEABILITY SOIL SHALL BE USED FOR BACKFILL MATERIAL WITHIN 10-FEET OF THE POINT

AutoCAD SHX Text
FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.  UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN

AutoCAD SHX Text
TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR SHALL AFFORD ACCESS TO THOSE 

AutoCAD SHX Text
NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
HEREON.  IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT LOCATION, AND TO AVOID DAMAGE THERETO.

AutoCAD SHX Text
POSSIBLE THAT THERE MAY BE OTHER FACILITIES IN THE CONSTRUCTION AREA, THE EXISTENCE OF WHICH IS NOT PRESENTLY KNOWN OR SHOWN

AutoCAD SHX Text
PLOTTED FROM AVAILABLE SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE ONLY.  IT IS 

AutoCAD SHX Text
AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE OWNERS OF THOSE UTILITIES PRIOR 

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS, OR ENCOUNTERED WITHIN THE CONSTRUCTION 

AutoCAD SHX Text
WATER MAIN SHALL BE LOCATED 10 FEET HORIZONTALLY DISTANT FROM ALL SANITARY SEWER

AutoCAD SHX Text
WATER MAIN SHALL NOT PASS THROUGH NOR CONTACT A SEWER OR A SEWER MANHOLE.

AutoCAD SHX Text
VERTICAL SEPARATION OF WATER MAINS CROSSING OVER ANY SANITARY SEWER SHOULD BE

AutoCAD SHX Text
A MINIMUM OF 18-INCHES, MEASURED OUTSIDE TO OUTSIDE FROM THE CLOSEST EDGE OF EACH

AutoCAD SHX Text
PIPE.  IF PHYSICAL CONDITIONS PROHIBIT THIS SEPARATION, THE WATER MAIN SHALL NOT BE 

AutoCAD SHX Text
PLACED CLOSER THAN 6-INCHES ABOVE A SEWER OR 18-INCHES BELOW A SEWER.  THE

AutoCAD SHX Text
EXISTING OR PROPOSED VALVE BOXES THAT FALL WITHIN PAVEMENT MUST HAVE A SLIP-TYPE VALVE BOX. 

AutoCAD SHX Text
NOMINAL DEPTH OF WATER MAIN = 5.5 FEET TO TOP OF PIPE.

AutoCAD SHX Text
OF CROSSING.

AutoCAD SHX Text
A MINIMUM HORIZONTAL SEPARATION OF 3 FEET SHALL BE MAINTAINED.

AutoCAD SHX Text
THE FOLLOWING MINIMUM CLEARANCES MUST BE MAINTAINED :

AutoCAD SHX Text
SEPARATION DISTANCE SHALL BE THE MAXIMUM FEASIBLE IN ALL CASES.

AutoCAD SHX Text
AND STORM SEWER.

AutoCAD SHX Text
THE ENTIRE WATERMAIN SYSTEM, INCLUDING SERVICES TAPS IF APPLICABLE,

AutoCAD SHX Text
WATER MAINS SHALL BE DISINFECTED IN ACCORDANCE WITH SPECIFICATIONS.

AutoCAD SHX Text
FIRE HYDRANTS SHALL BE MUELLER SUPER CENTURIAN 250 OR APPROVED CITY

AutoCAD SHX Text
18)

AutoCAD SHX Text
19)

AutoCAD SHX Text
17)

AutoCAD SHX Text
20)

AutoCAD SHX Text
21)

AutoCAD SHX Text
22)

AutoCAD SHX Text
16)

AutoCAD SHX Text
15)

AutoCAD SHX Text
14)

AutoCAD SHX Text
C)  NO PIPE SHALL EXCEED A DEFLECTION OF 5%.

AutoCAD SHX Text
AT LEAST 30 DAYS.

AutoCAD SHX Text
ALL PVC TRUSS SEWERS SHALL HAVE A DEFLECTION TEST PERFORMED AS FOLLOWS:

AutoCAD SHX Text
A)  DEFLECTION TEST SHALL BE CONDUCTED AFTER THE FINAL BACKFILL HAS BEEN IN PLACE

AutoCAD SHX Text
B)  DEFLECTION TEST TO BE CONDUCTED USING A RIGID BALL OR MANDREL WITH A DIAMETER

AutoCAD SHX Text
EQUAL TO 95% OF THE INSIDE DIAMETER OF THE PIPE.  NO MECHANICAL PULLING DEVICES ALLOWED.

AutoCAD SHX Text
URBAN DESIGN AND SPECIFICATIONS (SUDAS) SPECIFICATIONS (2018) AS AMENDED. 

AutoCAD SHX Text
%%USANITARY SEWER AND WATERMAIN NOTES

AutoCAD SHX Text
BED WATER MAIN ON NATIVE MATERIAL, DIG IN BELLS, AND BACKFILL WITH SUITABLE MATERIAL.

AutoCAD SHX Text
23)

AutoCAD SHX Text
2)

AutoCAD SHX Text
SANITARY SEWERS SHALL BE PVC TRUSS PIPE (SUDAS 4010.2.01,E), CONTECH A-2000, OR CITY ENGINEER APPROVED EQUAL, AS NOTED ON THE PLANS. SANITARY SEWER SERVICE LINES SHALL BE PVC SDR-23.5 WITH GASKETED JOINTS.

AutoCAD SHX Text
3)

AutoCAD SHX Text
WATER MAINS SHALL BE DIP CLASS 52 WITH NITRILE GASKETS.

AutoCAD SHX Text
8)

AutoCAD SHX Text
CONTRACTOR SHALL PROVIDE SUDAS CLASS F-3 BEDDING FOR ALL PVC TRUSS SANITARY SEWERS UNLESS OTHERWISE NOTED. 

AutoCAD SHX Text
ALL CONCRETE SANITARY MANHOLES SHALL HAVE CONSHIELD ANTI-MICROBIALADDITIVE INCORPORATED IN THE 

AutoCAD SHX Text
24)

AutoCAD SHX Text
CONCRETE MIX.

AutoCAD SHX Text
HAVE 3-PIECE FLOATING CASTING 

AutoCAD SHX Text
9)

AutoCAD SHX Text
ENTRY INTO EXISTING CITY MANHOLE TO BE BY CORE DRILL AND SEAL BY "LINK-SEAL" PENETRATION SEAL OR CITY ENGINEER APPROVED EQUAL.

AutoCAD SHX Text
10)

AutoCAD SHX Text
ALL MANHOLES TO BE TURNED OVER TO CITY SHALL: 1) WILL NOT SHOW STEPS, 2) WILL HAVE EXTERNAL CHIMNEY SEAL BY INFISHEILD UNIBAND, CRETEX, OR APPROVED EQUAL.  3) WILL HAVE MANHOLE FRAME AND LID TO BE NEENAH R-1642 SELF-SEALING WITH CITY LOGO.  4) WILL HAVE RISERS RINGS OF CRETEX PRO-RING, AMERICAN HIGHWAY PRODUCTS RUBBER    ADJUSTMENT RING OR STANDARD PCC. IF PCC RINGS ARE USED, SHIMS TO LEVEL MANHOLE    FRAME MADE OF MATERIALS OTHER THAN PCC OR THE RING MATERIAL DISCUSSED ABOVE    WILL NOT BE ALLOWED, IE: WOOD, BRICK, ROCKS, ETC. 5) WILL USE LINK-SEALS PENETRATION SEALS FOR PIPE PENETRATIONS.

AutoCAD SHX Text
28"

AutoCAD SHX Text
24"

AutoCAD SHX Text
4"(TYP)

AutoCAD SHX Text
PAINT 'TRAFFIC WHITE'

AutoCAD SHX Text
%%UACCESSIBLE PARKING SYMBOL

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
NOTE: SYMBOL TO BE CENTERED IN PARKING SPACE AND ORIENTED AS ILLUSTRATED ON PLANS.

AutoCAD SHX Text
PAINT 'TRAFFIC WHITE'

AutoCAD SHX Text
IOWA STANDARD ROAD PLAN DETAIL: PM-111 "WPSB"

AutoCAD SHX Text
PAINT 'BLUE'

AutoCAD SHX Text
JOINT 10' O.C.

AutoCAD SHX Text
NOTE: SAWCUT CONTROL

AutoCAD SHX Text
%%U6" STANDARD CURB DETAIL

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
4 1/2"

AutoCAD SHX Text
6"

AutoCAD SHX Text
7 1/2"

AutoCAD SHX Text
6"

AutoCAD SHX Text
8" TYP.

AutoCAD SHX Text
4"

AutoCAD SHX Text
1'

AutoCAD SHX Text
1 - #4 BAR CONT.

AutoCAD SHX Text
1" CHAMFER

AutoCAD SHX Text
PAVEMENT AS  INDICATED

AutoCAD SHX Text
NTS.

AutoCAD SHX Text
%%USIDEWALK THICKENED EDGE

AutoCAD SHX Text
2" SQUARE PAINTED STEEL POST WITH WELDED CAP - PAINTED BLACK

AutoCAD SHX Text
ADA PARKING SIGN - SIGNAGE MESSAGE PER REGULATIONS. ATTACH SIGNS TO POST WITH STAINLESS STEEL SCREWS.

AutoCAD SHX Text
VAN ACCESSIBLE SIGN PER REGULATIONS

AutoCAD SHX Text
ACCESSIBLE PARKING

AutoCAD SHX Text
STATE PERMIT REQUIRED

AutoCAD SHX Text
IMPROPER USE

AutoCAD SHX Text
VAN

AutoCAD SHX Text
ACCESSIBLE

AutoCAD SHX Text
 $200 FINE

AutoCAD SHX Text
%%UACCESSIBLE SIGN DETAIL

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
CONCRETE FOOTING WITH SLOPED MOW EDGE

AutoCAD SHX Text
%%U3" ROLL CURB DETAIL

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
CONCRETE

AutoCAD SHX Text
FRONT VIEW

AutoCAD SHX Text
6'-0" MIN.

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
%%uTRASH ENCLOSURE DETAIL

AutoCAD SHX Text
CONCRETE FOOTING

AutoCAD SHX Text
100'-0" TOP OF FOUNDATION

AutoCAD SHX Text
CONCRETE FOUNDATION 

AutoCAD SHX Text
GRADE

AutoCAD SHX Text
12" SPLIT FACE CMU (TYP.)

AutoCAD SHX Text
BOND BEAM -SEE STRUC.

AutoCAD SHX Text
106'-0" TOP OF MASONRY

AutoCAD SHX Text
WALL SECTION

AutoCAD SHX Text
NOTE: DUMPSTER ENCLOSURE SHALL BE CONSTRUCTED WITH ROCKFACE BLOCK (COLOR: GRANITE BLEND) MATERIALS CONSISTENT WITH THOSE USED ON THE BUILDINGS AND IN ACCORDANCE WITH CITY STANDARDS.

AutoCAD SHX Text
PLAN VIEW

AutoCAD SHX Text
Curb

AutoCAD SHX Text
Driveway

AutoCAD SHX Text
Drop curb  height: 0" to 2"

AutoCAD SHX Text
Back of curb

AutoCAD SHX Text
%%uTYPE A WITH RADII%%u

AutoCAD SHX Text
1

AutoCAD SHX Text
R

AutoCAD SHX Text
2

AutoCAD SHX Text
C joint

AutoCAD SHX Text
'B' joint

AutoCAD SHX Text
8

AutoCAD SHX Text
'E' joint

AutoCAD SHX Text
Property line

AutoCAD SHX Text
Refer to Detail B

AutoCAD SHX Text
'C' or 'E' joint

AutoCAD SHX Text
%%uTYPE A WITH FLARES%%u

AutoCAD SHX Text
Property line

AutoCAD SHX Text
Back of curb

AutoCAD SHX Text
'C' joint

AutoCAD SHX Text
2

AutoCAD SHX Text
8

AutoCAD SHX Text
'E' joint

AutoCAD SHX Text
'B' joint

AutoCAD SHX Text
Refer to Detail A

AutoCAD SHX Text
%%uDETAIL A%%u

AutoCAD SHX Text
2

AutoCAD SHX Text
3'-0" min. 5'-0" max.

AutoCAD SHX Text
Back of curb

AutoCAD SHX Text
'C' or 'E'  joint

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
Sidewalk

AutoCAD SHX Text
2

AutoCAD SHX Text
%%uTYPICAL SECTION%%u

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
Driveway radius (R).   Residential: 10 foot minimum, 15 foot  maximum.   Commercial and industrial: As specified in the  contract documents. Transition the curb height to 0 inches at end of taper/radius or at the front edge of sidewalk.  Do not extend raised curb across sidewalk. Pavement thickness.   Residential: 6 inches minimum.   Commercial and industrial: 7 inches minimum.   Sidewalk thickness through driveway to match thickness of driveway. Center reinforcing bar vertically in the pavement. Match thickness of adjacent roadway, 8 inches minimum. Provide 'E' joint at back of curb unless 'B' joint is specified. For alleys, invert the pavement crown 2% toward center of alley. Target cross slope of 1.5% with a maximum cross slope of 2.0%. If specified in the contract documents, construct the sidewalk through the driveway 5 feet wide to serve as a passing space.  If cross slope of adjacent sidewalk panel exceeds 2.0%, remove and replace to transition from existing sidewalk to sidewalk through driveway. If elevation change requires a curb ramp, comply with figure 7030.205; verify need for detectable warning panel with Engineer.

AutoCAD SHX Text
7

AutoCAD SHX Text
7

AutoCAD SHX Text
%%uDETAIL B%%u

AutoCAD SHX Text
2

AutoCAD SHX Text
Back of curb

AutoCAD SHX Text
R

AutoCAD SHX Text
1

AutoCAD SHX Text
1'-0"

AutoCAD SHX Text
5

AutoCAD SHX Text
#5 x 36" reinforcing  bar

AutoCAD SHX Text
as specified

AutoCAD SHX Text
as specified

AutoCAD SHX Text
SHEET 1 OF 1

AutoCAD SHX Text
SHEET 1 OF 1

AutoCAD SHX Text
REVISION

AutoCAD SHX Text
NEW

AutoCAD SHX Text
FIGURE 7030.101

AutoCAD SHX Text
FIGURE 7030.101

AutoCAD SHX Text
CONCRETE DRIVEWAY, TYPE A

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
WIDTH PER PLAN

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
%%UTYPICAL SIDEWALK  DETAIL

AutoCAD SHX Text
SIDEWALKS SHALL CONFORM TO THE REQUIREMENTS

AutoCAD SHX Text
OF THE "AMERICANS WITH DISABILITIES" ACT (ADA)

AutoCAD SHX Text
4" OF CLASS 'A' ROADSTONE, IDOT SPEC 4120.04

AutoCAD SHX Text
TOP 6" OF BASE SHALL BE COMPACTED TO 95% STANDARD PROCTOR DENSITY

AutoCAD SHX Text
P.C.C. SIDEWALK. MAXIMUM 1.5% CROSS SLOPE IN SIDEWALK CROSS SECTION THICKNESS VARIES, SEE PLAN.

AutoCAD SHX Text
%%USIAMESE DETAIL

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
%%UTYPICAL DRIVE/GARAGE APPROACH SECTION

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
%%UTYPICAL DRIVE /PARKING SECTION

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
THICKENED EDGE SIDEWALK

AutoCAD SHX Text
PARKING STALL

AutoCAD SHX Text
PROPOSED DRIVE

AutoCAD SHX Text
C

AutoCAD SHX Text
6" STANDARD CURB

AutoCAD SHX Text
PER PLAN

AutoCAD SHX Text
THICKNESS

AutoCAD SHX Text
PER PLAN

AutoCAD SHX Text
THICKNESS

AutoCAD SHX Text
3" ROLL CURB

AutoCAD SHX Text
APPROACH

AutoCAD SHX Text
PROPOSED DRIVE

AutoCAD SHX Text
C

AutoCAD SHX Text
6" STANDARD CURB

AutoCAD SHX Text
PER PLAN

AutoCAD SHX Text
THICKNESS

AutoCAD SHX Text
PER PLAN

AutoCAD SHX Text
THICKNESS

AutoCAD SHX Text
GARAGE

AutoCAD SHX Text
PREPARED SUB GRADE

AutoCAD SHX Text
CURB RAMP (TYP.) MAX. RUNNING SLOPE 1:12 MAX. CROSS SLOPE 1:50

AutoCAD SHX Text
ACCESSIBLE

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
PARKING

AutoCAD SHX Text
%%UACCESSIBLE PARKING DETAIL

AutoCAD SHX Text
1/2" EXPANSION

AutoCAD SHX Text
MATERIAL (TYP)

AutoCAD SHX Text
VAN

AutoCAD SHX Text
ACCESSIBLE

AutoCAD SHX Text
1.50%%%

AutoCAD SHX Text
PER FOOT

AutoCAD SHX Text
SLOPE 1/2"

AutoCAD SHX Text
SIDEWALK

AutoCAD SHX Text
5" P.C.C.

AutoCAD SHX Text
C

AutoCAD SHX Text
1'-0"

AutoCAD SHX Text
5'-0"

AutoCAD SHX Text
WIDTH VARIES

AutoCAD SHX Text
%%UTYPICAL SIDEWALK INSTALLATION

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
ADJACENT TO N 4TH STREET

AutoCAD SHX Text
C

AutoCAD SHX Text
EXISTING R.O.W.

AutoCAD SHX Text
EXISTING STREET



(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

GENERAL NOTES AND DETAILS
 

C501

N/A

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

CROSS TRAFFIC
DOES  NOT  STOP

W4-4p
36" x 18"

MUTCD W4-4B SIGN

C

24
30
36
48

12
15
18
24

.375
.5

.625
.75

.625
.75
.875
1.25

3
3.5
4

5.5

2.25 C
3 C

3.5 C
4.5 C

COLORS: LEGEND

1.5
2
3
4

— BLACK
BACKGROUND— YELLOW (RETROREFLECTIVE)

9.314 9.63
12.423 12.423
14.487 14.978
18.628 19.259

1.5
1.875
2.25
3

10.106 9.779 2.25 B
12.902 13.039 3 B
15.721 15.212 3.5 B
20.214 19.56 4.5 B

C

24
30
36
48

.375
.5

.625
.75

.625
.75
.875
1.25

3
3.802
4.483
5.243

COLORS: LEGEND — BLACK
BACKGROUND— YELLOW (RETROREFLECTIVE)

HIDDEN
DRIVE
AHEAD

K-6530
36"x36"

A B C D E F G H J K ML A B C D E F G H J K ML
4D
5D

6D
7D

2
2.601

3
3.522

4.803
5.764
6.845
8.326

6
7.765
9.367
10.608

9.747
12.189
14.631
17.052

5.844
7.285
8.886
10.167

5.724
7.165
8.446
10.047

1.5
1.875
2.25

3

N

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:



H
ISTO

R
IC

 W
AY

(PR
IVATE)

HILLSIDE DRIVE

(PRIVATE)

H
ISTO

R
IC

 W
AY

(PR
IVATE)

H
ILLSID

E D
R

IVE
(PR

IVATE)

HERITAGE DRIVE
(PRIVATE)

(1) CC

(1) BN

(1) BN

(1) QB

(1) BN

(1) QB

(1) QB
(1) AR

(1) GT

(1) AR
(1) GT

(1) AR

(1) GT

(1) AR

(1) GT

(1) BN

(1) QR

(1) LT

(1) QR

(1) LT

(1) AR

(1) QR

(1) LT

(1) QR

(1) LT
(1) AR

(33) TO

(4) VT
(6) TM

(2) SR2 (2) SR2

(2) MP2(2) MP2

(1) MP2

(21) CA

(4) MS
(15) PV

(5) MS
(19) PV

(5) MS
(19) PV

(5) MS
(19) PV

(1) CC

(1) CC

(1) SR

(1) CC

(1) CC

(1) SR

(1) MP

(1) MP

OPEN SPACE REQUIRED:
25% OF TOTAL LOT AREA SHALL BE OPEN SPACE

- 258,182 SF X 0.25 = 64,546 SF REQUIRED
(101,659 SF PROVIDED)

LANDSCAPING REQUIRED:
1 TREE PER 1,500 SF OF REQUIRED OPEN SPACE

- 64,546 / 1,500 = 43 TREES

1 SHRUB PER 1,000 SF OF REQUIRED OPEN SPACE
- 64,546 / 1,000 = 64 SHRUBS

LANDSCAPE REQUIREMENTS

- TURF GRASS (SOD)

LANDSCAPE LEGEND

TREES CODE QTY BOTANICAL NAME COMMON NAME INSTALL SIZE COMMENT MATURE H. X W.

AR 6 Acer rubrum 'Autumn Flame' Autumn Flame Red Maple 2" Cal. B&B 50` x 40`

BN 4 Betula nigra River Birch 2" Cal. B&B 40` x 40`

CC 5 Cercis canadensis Eastern Redbud 1.5" Cal. B&B 20` x 25`

GT 4 Gleditsia triacanthos inermis `Skycole` TM Skyline Thornless Honey Locust 2" Cal. B&B 35` x 25`

LT 4 Liriodendron tulipifera Tulip Poplar 2" Cal. B&B 60` x 30`

MP 2 Malus x `Prairifire` Prairifire Crabapple 1.5" Cal. B&B 15` x 15`

QB 3 Quercus bicolor Swamp White Oak 2" Cal. B&B 50` x 50`

QR 4 Quercus rubra Red Oak 2" Cal. B&B 50` x 50`

SR 2 Syringa reticulata `Ivory Silk` Ivory Silk Japanese Tree Lilac 1.5" Cal. B&B 20` x 15`

FUTURE TREES CODE QTY BOTANICAL NAME COMMON NAME INSTALL SIZE COMMENT MATURE H. X W.

MP2 5 Malus x `Prairifire` Prairifire Crabapple 1.5" Cal. B&B 15` x 15`

SR2 4 Syringa reticulata `Ivory Silk` Ivory Silk Japanese Tree Lilac 1.5" Cal. B&B 20` x 15`

SHRUBS CODE QTY BOTANICAL NAME COMMON NAME INSTALL SIZE COMMENT MATURE H. X W.

CA 21 Calamagrostis x acutiflora `Karl Foerster` Karl Foerster Feather Reed Grass 24" Ht. Container 4` x 2.5`

MS 19 Miscanthus sinensis 'Gracillimus' Eulalia Grass 15" Ht. Container 4` x 4`

PV 72 Panicum virgatum `Prairie Fire` Prairie Fire Switch Grass 24" Ht. Container 4` x 3`

TM 6 Taxus x media `Densiformis` Dense Yew 24" Ht. Container 3` x 5`

TO 33 Thuja occidentalis `BailJohn` TM Technito Arborvitae 30" Ht. Container 6` x 2.5`

VT 4 Viburnum trilobum `Bailey Compact` Bailey`s Compact American Cranberry Bush 30" Ht. Container 6` x 5`

PLANT SCHEDULE

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

8/24/22 INTERNAL REVIEW - KJC

08-04-22
KLC 1343, PG 39

TAV

KJB

11186-002

5.93 AC.

HERITAGE HILL,
LOT 1
WEST BRANCH,
CEDAR COUNTY,
IOWA

9/01/22 INTERNAL REVIEW - KJC
9/13/22 BASIN REVISION - KJC
11/18/22 STREET NAMES AND EASEMENTS - TAV

LANDSCAPE PLAN

L100

1"=40'

SITE PLAN
HERITAGE HILL - LOT 1

WEST BRANCH, IOWA

SHEET INDEX
C120  OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DETAILED SITE LAYOUT AND DIMENSION

PLAN - NORTH HALF
C122 DETAILED SITE LAYOUT AND DIMENSION

PLAN - SOUTH HALF
C140  GRADING AND EROSION CONTROL PLAN AND

SWPPP
C141 DETAILED GRADING PLAN - NORTH HALF
C142 DETAILED GRADING PLAN - SOUTH HALF
C160 UTILITY PLAN: SANITARY AND WATER
C161 UITLITY PLAN: STORM AND ELECTRIC
CD100 EXISTING FEATURES AND DEMOLITION

PLAN
C500 GENERAL NOTES AND DETAILS
C501 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN

PLAT PREPARED BY:       
MMS CONSULTANTS INC.
1917 S. GILBERT STREET
IOWA CITY, IA  52240

APPLICANT:                        APPLICANT'S ATTORNEY:                        
JAMES D. HOUGHTON
216 STEVENS DRIVE
IOWA CITY, IA 52240

BBCO LLC
PO BOX 277
WEST LIBERTY, IOWA 52776

O CNE ALLSM

IOWA

GRAPHIC SCALE IN FEET
0

1"=40'

4 10 20 30 40

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
Designed by:

AutoCAD SHX Text
Field Book No:

AutoCAD SHX Text
Checked by:

AutoCAD SHX Text
Drawn by:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
of:

AutoCAD SHX Text
Sheet No:

AutoCAD SHX Text
Project No:

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Date:

AutoCAD SHX Text
- WATER VALVE

AutoCAD SHX Text
- ELECTRICAL LINES 

AutoCAD SHX Text
- POWER POLE

AutoCAD SHX Text
- FIRE HYDRANT

AutoCAD SHX Text
- PROPERTY &/or BOUNDARY LINES

AutoCAD SHX Text
- CONGRESSIONAL SECTION LINES

AutoCAD SHX Text
- BENCHMARK

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING TREE LINE

AutoCAD SHX Text
- EXISTING SANITARY SEWER

AutoCAD SHX Text
- LOT LINES, PLATTED OR BY DEED

AutoCAD SHX Text
- DRAINAGE MANHOLE

AutoCAD SHX Text
- EXISTING EASEMENT LINES

AutoCAD SHX Text
- LOT LINES, INTERNAL

AutoCAD SHX Text
- PROPOSED GROUND

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
APPROVAL OF THIS DOCUMENT.                           

AutoCAD SHX Text
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE

AutoCAD SHX Text
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH

AutoCAD SHX Text
- EXISTING STORM SEWER

AutoCAD SHX Text
- PROPOSED EASEMENT LINES

AutoCAD SHX Text
- LIGHT POLE

AutoCAD SHX Text
- SANITARY MANHOLE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
-PROP-

AutoCAD SHX Text
-EXIST-

AutoCAD SHX Text
- EXISTING RIGHT-OF-WAY LINES

AutoCAD SHX Text
- EXISTING CENTER LINES

AutoCAD SHX Text
- EXISTING EVERGREEN TREES & SHRUBS 

AutoCAD SHX Text
- EXISTING DECIDUOUS TREE & SHRUB 

AutoCAD SHX Text
BM

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
(R)

AutoCAD SHX Text
22-1

AutoCAD SHX Text
- PROPOSED SANITARY SEWER 

AutoCAD SHX Text
- TELEPHONE LINES

AutoCAD SHX Text
- GAS LINES

AutoCAD SHX Text
- PROPOSED STORM SEWER

AutoCAD SHX Text
- CURB INLET

AutoCAD SHX Text
- FENCE LINE

AutoCAD SHX Text
- WATER LINES

AutoCAD SHX Text
- CENTER LINES

AutoCAD SHX Text
- RECORDED DIMENSIONS

AutoCAD SHX Text
- CURVE SEGMENT NUMBER

AutoCAD SHX Text
STANDARD LEGEND AND NOTES

AutoCAD SHX Text
G

AutoCAD SHX Text
- POWER POLE W/DROP

AutoCAD SHX Text
- POWER POLE W/TRANS

AutoCAD SHX Text
- POWER POLE W/LIGHT

AutoCAD SHX Text
- GUY POLE

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
- CONTOUR LINES (   INTERVAL)

AutoCAD SHX Text
THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES

AutoCAD SHX Text
- RIGHT-OF-WAY LINES

AutoCAD SHX Text
1'

AutoCAD SHX Text
PLANTING HOLE SHALL BE

AutoCAD SHX Text
2X DIAMETER OF ROOTBALL

AutoCAD SHX Text
AND 6" MINIMUM DEEPER

AutoCAD SHX Text
FOR BACKFILLING

AutoCAD SHX Text
5" DEEP VERTICAL

AutoCAD SHX Text
EXISTING UNDISTURBED

AutoCAD SHX Text
FERTILIZER TABLETS

AutoCAD SHX Text
(3) PER SHRUB SPACED

AutoCAD SHX Text
EVENLY AROUND ROOTBALL

AutoCAD SHX Text
4" MINIMUM DEPTH

AutoCAD SHX Text
SHREDDED HARDWOOD

AutoCAD SHX Text
BARK MULCH BED

AutoCAD SHX Text
EDGE OF SIDEWALK

AutoCAD SHX Text
OR CURB

AutoCAD SHX Text
ON-CENTER SPACING

AutoCAD SHX Text
(SEE PLAN OR PLANT

AutoCAD SHX Text
LIST FOR SPACING)

AutoCAD SHX Text
TURF

AutoCAD SHX Text
SUBGRADE

AutoCAD SHX Text
SPADE CUT EDGE

AutoCAD SHX Text
PLANTING TOPSOIL

AutoCAD SHX Text
%%USHRUB PLANTING DETAIL (DECIDUOUS AND EVERGREEN)

AutoCAD SHX Text
ON-CENTER SPACING

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
 X MATURE

AutoCAD SHX Text
DIAMETER OF SHRUB

AutoCAD SHX Text
ROOTBALL (CONTAINER

AutoCAD SHX Text
GROWN) REMOVE ENTIRE

AutoCAD SHX Text
CONTAINER BEFORE

AutoCAD SHX Text
INSTALLATION

AutoCAD SHX Text
ROOT BALL (BALL AND

AutoCAD SHX Text
BURLAPED). CUT TWINE AND

AutoCAD SHX Text
BURLAP FROM TOP 1/2 OF

AutoCAD SHX Text
ROOTBALL AND REMOVE

AutoCAD SHX Text
BEFORE INSTALLATION

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
%%UTYPICAL TREE PLANTING DETAIL

AutoCAD SHX Text
SLANT AND ROUGHEN SIDES;

AutoCAD SHX Text
2.5 X ROOT BALL DIAMETER 

AutoCAD SHX Text
TREE PIT TO BE MINIMUM OF

AutoCAD SHX Text
HARDWOOD BARK MULCH, ENSURE

AutoCAD SHX Text
3" MINIMUM DEPTH SHREDDED

AutoCAD SHX Text
STAKE PER STAKING

AutoCAD SHX Text
2' - 6" STEEL "T" POST,

AutoCAD SHX Text
OF ROOTBALL

AutoCAD SHX Text
AND CUT BURLAP FROM TOP 1/2

AutoCAD SHX Text
REMOVE ALL TWINE AND STRAPS

AutoCAD SHX Text
MIN. 1" ABOVE ADJACENT GRADE

AutoCAD SHX Text
PLANT WITH BASE OF TREE A

AutoCAD SHX Text
PRUNE BROKEN BRANCHES

AutoCAD SHX Text
AS NECESSARY, MAX. 1/3

AutoCAD SHX Text
3" WATER RETENTION SOIL RING

AutoCAD SHX Text
EDGE OF MULCH AREA

AutoCAD SHX Text
MIN. 3' RADIUS

AutoCAD SHX Text
GALVANIZED AIRCRAFT-GRADE

AutoCAD SHX Text
16 GAUGE CABLES, ONLY TIGHT

AutoCAD SHX Text
FERTILIZER TABLETS (3)

AutoCAD SHX Text
PER TREE SPACED EVENLY

AutoCAD SHX Text
AROUND ROOTBALL

AutoCAD SHX Text
EXISTING UNDISTURBED SUBGRADE

AutoCAD SHX Text
180%%d

AutoCAD SHX Text
NORTH

AutoCAD SHX Text
STAKING ORIENTATION PLAN

AutoCAD SHX Text
TURF

AutoCAD SHX Text
5" DEEP VERTICAL

AutoCAD SHX Text
SPADE CUT EDGE

AutoCAD SHX Text
90%%d

AutoCAD SHX Text
SIDEWALK/PAVING

AutoCAD SHX Text
ORIENTATION PLAN, REMOVE

AutoCAD SHX Text
POST

AutoCAD SHX Text
STRAP

AutoCAD SHX Text
TREE

AutoCAD SHX Text
CABLE

AutoCAD SHX Text
STRIP SOD FROM UNDER

AutoCAD SHX Text
MULCHED AREA

AutoCAD SHX Text
WOVEN NYLON TREE STRAPS, SIZE TO ALLOW 1.5"  OF TRUNK GROWTH,PLACE AT   HEIGHT OF 23 HEIGHT OF FIRST BRANCHING

AutoCAD SHX Text
AFTER TWO GROWING SEASONS

AutoCAD SHX Text
ENSURE ROOT FLARE IS VIABLE

AutoCAD SHX Text
OR CUT AND FOLD WIRE BASKET

AutoCAD SHX Text
INCREASE PIT DIAMETER IN

AutoCAD SHX Text
HEAVY CLAY SOILS

AutoCAD SHX Text
ROOT FLARE IS VIABLE

AutoCAD SHX Text
ENOUGH TO PREVENT SLIPPING; 

AutoCAD SHX Text
ALLOW SOME TREE MOVEMENT

AutoCAD SHX Text
NARROW BRANCH UNION  ANGLE WITH EVIDENCE OF INCLUDED BARK AND/OR BRANCH/TRUNK DIAMETER RATIO GREATER THAN   23SHALL BE REJECTED.

AutoCAD SHX Text
PLANTING MIX/NATIVE SOIL BACKFILL

AutoCAD SHX Text
WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN

AutoCAD SHX Text
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE

AutoCAD SHX Text
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

AutoCAD SHX Text
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

AutoCAD SHX Text
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR

AutoCAD SHX Text
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

AutoCAD SHX Text
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN

AutoCAD SHX Text
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

AutoCAD SHX Text
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE

AutoCAD SHX Text
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

AutoCAD SHX Text
THE CONTRACTOR SHALL NOTIFY IOWA

AutoCAD SHX Text
ONE CALL AT 811 OR 800/292-8989

AutoCAD SHX Text
%%UUTILITIES

AutoCAD SHX Text
NO LESS THAN 48 HRS. IN ADVANCE

AutoCAD SHX Text
OF ANY DIGGING OR EXCAVATION.

AutoCAD SHX Text
NORTH









Jo
hn

so
n 

Co
un

ty
Ce

da
r C

ou
nt

y

HOOVER TRL

NORTHRIDGE DR

PH
EA

SA
NT

 R
UN

 LN

RIDGE VIEW DR

SULLIVAN ST

I 80

280TH

290TH

DE
LT

A A
VE

MAIN ST

300TH

CH
AR

LE
S A

VE

350TH ST

380TH ST

BA
KE

R 
AV

E

340TH ST

4T
H 

ST
FAWCETT DR

ORANGE ST

N 
4T

H 
ST

HOOVER HWY NE

6T
H 

ST

5T
H 

ST

1S
T S

T

DO
WN

EY
 S

T
PA

RK
SID

E 
DR

OL
IPH

AN
T S

T

COLLEGE ST

CE
DA

R/
JO

HN
SO

N 
CO

 LI
NE

 R
D

SC
OT

T D
R

NE RAMP

SE RAMP

COUNCIL ST

GREENVIEW DR

NW RAMP

2N
D 

ST

PE
DE

RS
EN

 ST

LO
WE

R W
ES

T B
RA

NC
H 

RD

PO
PL

AR
 ST

SW RAMP

MAPLE ST

GREEN ST

HI
LL

TO
P D

R

TIDEWATER DR

TH
OM

AS
 S

T

GREENVIEW CT

SA
GE

RT
 D

R

DOTUR 2ND ST

FO
ST

ER
 ST

WETHERELL ST
WATER ST

CEDAR ST

BI
CK

FO
RD

 D
R

COOKSON DR

300TH ST

NORTHSIDE DR

LA
NC

AS
TE

R 
LN

GI
LB

ER
T D

R

DIVISION ST

S 4
TH

 S
T

LEMON ST

GR
EE

N 
VI

EW
 D

R

BA
KE

R 
AV

E

MAPLE ST

ORANGE ST

GREEN ST

300TH

280TH

1S
T S

T

MAPLE ST

CE
DA

R/
JO

HN
SO

N 
CO

 LI
NE

 R
D

2N
D 

ST

DE
LT

A A
VE

CH
AR

LE
S A

VE

MA
PL

E 
ST

COOKSON DR

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS User Community

/
1" = 600'

0 600 1,200300
Feet

FUTURE LAND USE 2032CITY OF WEST BRANCH, IOWA

LEGEND

LAND USE DISTRICTS

CORPORATE LIMITS
100 YEAR FLOOD PLAIN

AGRICULTURAL/OPEN SPACE
RESIDENTIAL
COMMERCIAL
INDUSTRIAL
INSTITUTIONAL
PARK/RECREATION/CONSERVATION

VEENSTRA & KIMM, INC.
PROJECT NO. 368154
JULY 10, 2015



 
 
2.   In front yards: 
   A.   Fuel pumps and air and water outlets in conjunction with automobile service stations, 
provided they shall be set back at least 15 feet from the front lot line; 
   B.   One-story bay windows projecting three feet or less into the yard; 
   C.   Open terraces not over four feet above the average level of the adjoining ground and not 
projecting over 10 feet into a yard, but not including permanently roofed-over terraces or 
porches; 
   D.   Signs and nameplates, as regulated therein. 
   E.   In all residential districts there shall be a minimum front yard required for that particular 
zoning district in this chapter; provided, however, that where lots compromising 30 percent or 
more of the frontage within 200 feet of either side lot line are developed with buildings at a 
greater or lesser setback than stated in said particular zoning district, the front yard requirement 
for an undeveloped lot shall be the average of these building setbacks. In computing the average 
setback, buildings located on reverse corner lots or entirely on the rear half of lots shall not be 
counted However, in no case shall the required front yard setback exceed 50 feet. 

  F.   Front Setback Coverage: 
         1.   Purpose: The front setback coverage standard ensures that a certain portion 
of the front setback area remains free of impervious surface, which helps to maintain a 
consistent and pleasant environment along neighborhood streets. These standards 
increase public safety by preventing excessive front yard paving and vehicular storage 
that may obscure the principal dwelling and the main entrance from view of the street. In 
addition, this standard helps to prevent neighborhood streets that are dominated by 
front yard pavement, particularly along frontages with narrow residential lots. 
         2.   Standard: The maximum front setback coverage standard for the single-family 
residential zones is 50% of the required front yard.  This is the maximum percentage of 
the required front setback that may be covered by impervious surface, including 
driveways, walkways, patios, decks, and other paved areas. 
 
 



165.04   DEFINITIONS. 
Unless otherwise stated, the following words shall have the meanings herein indicated. 
1.   “Accessory building” means a detached subordinate building, the use of which is customarily 
incidental to that of the main building or to the main use of the land and which is located on the 
same lot with the main building or use. Such a building shall not include dwelling units or living 
quarters. 
2.   “Accessory use” means a use subordinate to the main use of land or a building on a lot and 
customarily incidental thereto. 
3.   “Agriculture” means an area which is used for the growing of the usual farm products, such 
as vegetables, fruit, trees and grain, and their storage on the area, as well as for the raising, 
feeding, or breeding thereon of the usual farm poultry and farm animals, such as horses, cattle, 
sheep and swine. The term “farming” includes the operating of such an area for one or more of 
the above uses, including dairy farms with the necessary accessory uses for treating or storing the 
produce; provided, however, the operation of such accessory uses shall be secondary to that of 
the normal farming activities, and provided further, “farming” does not include large scale 
commercial feeding of livestock. 
4.   “Alley” means minor ways which are used primarily for vehicular service access to the rear 
or side of properties otherwise abutting on a street. 
5.   “Alterations, structural” means any change in the building load-bearing members of a 
building, such as bearing wall, partitions, columns, beams, or girders. The enlargement of the 
side or height of a building shall be construed to be a structural alteration. 
6.   “Apartment” means a room or suite of rooms, with toilet and culinary accommodations, used 
or designed for use as a residence by a family, or any two or more people, located in a building 
containing two or more such rooms or suites, or located in a building devoted primarily to non-
residential use. 
7.   “Auto laundry” means a building or portion thereof, where automobiles are washed 
commercially, or equipment is rented for the same purpose. 
8.   “Automobile sales room” means a building or portion thereof where automobiles and 
vehicles are sold by a franchised dealer either with or without storage, parts sales, and repair 
facilities, providing all such repair activities are enclosed within a structure. 
9.   “Basement” means a story partly or wholly underground. Where more than one-half its 
height is above the established curb level or above the average level of the adjoining ground 
where the curb level has not been established, a basement shall be counted as a story for purpose 
of height measurement. 
10.   “Boarding house” means a building or place, other than a fraternity or sorority house, where 
lodging or boarding is provided by pre-arrangement for definite periods of time for 
compensation, for no more than 10 persons and is not open to transient guests. 
11.   “Building” means any enclosed space for human use or activities, whether stationary, 
temporary or movable. When any portion of a building is completely separated from any other 
portion thereof by a division from any other openings or by a fire wall, then each such portion 
shall be deemed to be a separate building. “Principal building” means a building, including 
covered porches, carports and attached garages, in which is conducted the principal use of the lot 



on which it is situated. In any residence district the main dwelling shall be deemed to be the 
principal building on the lot on which the same is situated. 
12.   “Building, height of” means the vertical distance measured from the average elevation of 
the proposed finished grade at the front of the building to the highest point of the roof for flat 
roofs, to the deck line of mansard roofs, and to the mean height between eaves and ridge for 
gable, hip and gambrel roofs. 
13.   “Building line” means an imaginary line parallel to all lot lines over which no portion of 
any building may extend and which is a distance from the front lot line equal to the depth of the 
front yard required for the distance in which such lot is located. 
14.   “Carport” means a form of private garage providing space for housing or storage of one or 
more automobiles and enclosed on not more than two sides by walls. The dimensions 
determining the overall size of the carport shall be measured from the extreme edge or any part 
of the building. 
15.   “Centerline” means the true centerline of a street which has been fully dedicated to its 
required width. Where all of the required width of public right-of-way has not been dedicated or 
such public right-of-way has not been dedicated or such public right-of-way exists in an offset or 
angular manner, the City Engineer shall determine the alignment of the centerline. 
16.   “Clinic” means an establishment where patients are not lodged overnight, but are admitted 
for examination and treatment by physicians or dentists practicing medicine together. 
17.   “Club” or “lodge” means an association of persons organized for the promotion of service 
to others, who are bona fide members paying annual dues, which owns, hires or leases a 
building, or portion thereof except a fraternity or sorority, the use of such premises being 
restricted to members and their guests. It is permissible to serve food and beverages to members 
and their guests on such premises provided adequate dining room space and kitchen facilities are 
available and are operated in compliance with the State and local laws. 
18.   “Corner lot” means a lot fronting on two intersecting streets or at the angle in the street 
where the interior angle formed by the intersection of the street lines is 135° or less and which lot 
has a frontage of not less than 25 feet on each leg of such angle. 
19.   “Driveway” means a surface designed to provide access from the street to, across or onto 
private property. 
20.   “Dwelling” means a building used exclusively for permanent residential occupancy or 
portion thereof, including one-family dwellings, two-family dwellings, and multiple-family 
dwellings, but not including a mobile home designed or used primarily for residential occupancy, 
or hotel, motel, apartments, boarding, lodging or rooming house, tents, cottage camps, or other 
structures designed or used primarily for transient residents. 
   A.   “Dwelling, single-family” means a detached building, designed or used exclusively for 
occupancy by one family. 
   B.   “Dwelling, two-family” means a building designed or used exclusively for occupancy by 
two families. 
   C.   “Dwelling, multiple-family” means a building, or portion thereof, containing three 
dwelling units or more. 



   D.   “Dwelling unit” means one or more rooms in a dwelling which are arranged, designed, 
used or intended for use as living quarters for one family. This includes permanent kitchen and 
bathroom facilities. 
21.   “Family” or “household” means one or more persons related by blood, marriage or 
adoption, occupying a dwelling unit as an individual housekeeping entity; and as such may 
include no more than two persons not related by blood, marriage or adoption. 
22.   “Feedlot” means a commercial venture under corporate partnership or individual ownership 
involving the assemblage of livestock for the express purpose of preparation for market in the 
least time possible, purchasing over 75 percent of its feed, and characterized by rapid turnover of 
livestock; the absence of dwelling unit or structure for housing livestock and presence of other 
uses normally associated with a farm. 
23.   “Fence” means a self-supporting manmade structure extending above ground designed to 
define, restrict, or prevent movement across a boundary.   
24.   “Floor area” means the total number of square feet of floor space as determined by the 
outside dimensions of the building, not including space in basements; however, if the basement 
is used for business or commercial purposes, it shall be counted as floor area in computing off-
street parking requirements. 
25.   “Garage, private” means an enclosed space for the storage of one or more motor vehicles, 
provided that no business, occupation or service is conducted for profit therein or space therein 
for more than two vehicles is rented to non-residents of the premises. 
26.   “Garage, repair” means any garage other than a private garage, available to the public, 
operated for gain, and which is used for storage, repair, rental, greasing, washing, servicing, parts 
sales, and adjusting or equipping of automobiles or other motorized equipment. 
27.   “Grade” means: 
   A.   For buildings having walls adjoining one street only, the elevation of the sidewalk at the 
center of the wall adjoining the street; 
   B.   For buildings having walls adjoining more than one street, the average of the elevation of 
the sidewalks at the centers of all walls adjoining streets; or 
   C.   For buildings having no wall adjoining the street, the average level of the finished surface 
of the ground adjacent to the exterior walls of the building. 
Any wall approximately parallel to and not more than five feet from a street line is to be 
considered as adjoining the street. Where no sidewalk exists, the grade shall be established by 
the City Engineer. 
28.   “Hedge” means a row of closely planted shrubs or low-growing trees that may serve as a 
fence. 
29.   “Home occupation” means an occupation or a profession which: 
   A.   Is customarily carried on in a dwelling unit or a building or other structure accessory to a 
dwelling unit or in a building or other structure accessory to a dwelling unit, and 
   B.   Is carried on by a member of the family residing in the dwelling unit for residential 
purposes, and 



   C.   Is clearly incidental and secondary to the use of the dwelling unit for residential purposes, 
and 
   D.   Which conforms to the following additional conditions: 
      (1)   The occupation or profession shall be carried on wholly within the principal building or 
within a building or other structure accessory thereto – and shall not occupy more than 50 
percent of the floor area of one story. 
      (2)   Not more than one person outside the family shall be employed in the home occupation; 
      (3)   There shall be no display or indication visible from the exterior storage of materials and 
no other exterior indication of the home occupation or variation from the residential character of 
the principal building except as permitted by Section 165.37. 
      (4)   No noise, vibration, smoke, dust, odors, heat or glare shall be produced which is 
detrimental to the residential character of the zoning district in which it is located. 
30.   “Hotel” means a building occupied as the more or less temporary abiding place of 
individuals who are lodged, with or without meals, and in which there are more than 10 sleeping 
rooms usually occupied independently. 
31.   “Inn” means a building occupied as the more or less temporary abiding place of individuals 
who are lodged with or without meals, and in which there are fewer than 10 sleeping rooms. 
32.   “Junk yard” means an area of land with or without buildings used for or occupied by a 
deposit, collection, or the storage, outside of a completely enclosed building, of used or 
discarded materials, house furnishing, machinery, vehicles, or parts thereof with or without the 
dismantling, processing, salvage, sale, or other use of disposition of the same. Junk yards are 
prohibited within the City limits. 
33.   “Kennel” means any lot or premises on which four or more domestic animals or pets at least 
four months of age are harbored. 
34.   “Lot” means a parcel of land legally described as a district portion or piece of land of 
record. 
   A.   “Lot area” means the area of a horizontal plane bounded by vertical planes containing the 
front, side and rear lot lines. 
   B.   “Lot, corner” means a lot situated at the junction of and abutting on two or more 
intersecting streets or adjoining a curved street at the end of a block. 
   C.   “Lot coverage” means the area of a zoning lot occupied by the principal building or 
buildings and accessory buildings. 
   D.   “Lot depth” means the mean horizontal distance between the front and rear lot lines of a 
lot measured within the lot boundaries. 
   E.   “Lot frontage” means that boundary of a lot along a public street; for a corner lot the owner 
may elect either street line as the front lot line. 
   F.   “Lot line: means a property boundary line of any lot held in single or separate ownership, 
except that where any portion of the lot extends to the abutting street or alley, the lot line shall be 
deemed to be the street or alley line. 
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   G.   “Lot, interior” means a lot other than a corner or reversed corner lot. 
   H.   “Lot line, front” means the front property line of a zoning lot. 
   I.   “Lot line, interior” means a side lot line common with another lot. 
   J.   “Lot line, rear” means the lot line or lot lines most nearly parallel to and most remote from 
the front lot line. 
   K   “Lot of record” means a lot which is part of a subdivision the map of which has been 
recorded in the office of the County Recorder of Deeds of Cedar County or a parcel of land the 
deed of which was recorded in the office of the County Recorder of Cedar County prior to the 
adoption of the Zoning Ordinance. 
   L   “Lot line, side” means a lot line other than front or rear lot lines. 
   M.   “Lot, reversed corner” means a corner lot, the rear of which abuts upon the side of another 
lot, whether across an alley or not. 
   N.   “Lot, through” means a lot having frontage on two parallel streets, or approximately 
parallel streets and which is not a corner lot. On a through lot, both street lines shall be deemed 
front lot lines. 
   O.   “Lot width” means the mean horizontal distance between the side lot lines measured 
within the boundaries, or between the side lot lines within the buildable area. 
35.   “Mobile home or trailer” means a vehicle with or without motive power used or adaptable 
for living, sleeping, business or storage purposes, having no foundation other than wheels, 
blocks, skids, jacks, horses, or skirting, which does not meet the Building Code requirements and 
has been or reasonably may be equipped with wheels or other devices for transporting the 
structure from place to place. The term “trailer” includes “camper” and “house car.” A 
permanent foundation shall not change its character, nor shall the erecting of additions to said 
trailer, unless the trailer itself and any additions thereto conform to all City laws. 
36.   “Hotel, motor court, motor lodge or tourist court” means any building or group of buildings 
containing guest rooms or dwelling units, some or all of which have a separate entrance leading 
directly from the outside of the building with garage or parking space conveniently located on 
the lot, and designed, used, or intended wholly or in part for the accommodation of automobile 
transients. 
37.   “Nonconforming use” means any building or land lawfully occupied by a use at the time of 
passage of the Zoning Ordinance or amendment thereto which does not conform after the 
passage of such ordinance or amendment thereto, with the use regulation of the district in which 
it is situated. 
38.   “Nursing home” means a home for the aged or infirm, in which three or more persons not of 
the immediate family are received, kept or provided with food and shelter or care, for 
compensation, but not including hospitals, clinics, or similar institutions. 
39.   “Parking space” means an off-street space accessible and available for the parking of one 
motor vehicle and having an area of not less than 180 square feet, together with a driveway 
connecting the parking space with a street, road, or alley and permitting ingress and egress of an 
automobile.  All parking and stacking spaces, drives and aisles must be constructed of 
asphaltic cement concrete, portland cement concrete or manufactured paving materials. 



40.   “Public right-of-way” means all streets, roadways, sidewalks, alleys, and other areas 
reserved for present or future use by the public, as a matter of right for the purpose of vehicular 
or pedestrian travel or utility installation. 
41.   “Retaining wall” means a wall not laterally supported at the top that resists lateral soil load 
and other imposed loads. 
42.   “Screen” means a class of fence intended to provide a visual buffer (e.g., hide utility boxes 
or trash containers). 
43.   “Service stations” means any area of land, including structures thereon, that is used or 
designed to be used primarily for the sale of gasoline or oil or other fuel for the propulsion of 
motor vehicles and which may include facilities used or designed to be used for polishing, 
greasing, washing, dry cleaning or otherwise cleaning, or servicing such motor vehicles. 
44.   “Sign” means any structure or part thereof or device attached thereto or painted or 
represented thereon, which shall display or include any letter, work, model, banner, flag, 
pennant, insignia, device or representation used, as, or which is in the nature of an 
announcement, direction or advertisement. The word “sign” includes the word “billboard,” but 
does not include the flag, pennant or insignia or authentic reproduction thereof of any nation, 
state, city or other political unit, or of any political, educational, charitable, philanthropic, civic, 
professional, religious or like campaign, drive, movement or event. 
45.   “Story” means that portion of a building, other than a basement, included between the 
surface of any floor and the surface of the floor next above it, or, if there is no floor above it, 
then the space between the floor and the coiling next above it. A basement is considered a story 
if used for dwelling purposes. 
46.   “Street” means a traveled portion of the public right-of-way between curb faces, if curb 
exists, which affords the principal means of access to abutting property. 
47.   “Structure” means anything constructed or erected which requires location on the ground, 
but not including fences or walls used as fences less than six feet in height, poles, lines, cables or 
other transmission or distribution facilities of public utilities. 
48.   “Use, principal” means the specific purpose for which land or a building is designed, 
arranged, intended, or for which it is or may be occupied or maintained. 
49.   “Yard” means the space on a lot extending along a lot line between such “lot line” and a 
principal building or buildings, or non-building use occupying such lot. Yard measurements shall 
be taken from the building line to the lot line. 
   A.   “Front yard” means a yard extending the full width of the lot and situated between the 
front lot line and the building line. The depth of front yard shall be measured between the 
building line and the front lot line. Covered porches and garages, whether enclosed or 
unenclosed, shall be considered as part of the main building and shall not project into a required 
front yard. 
   B.   “Rear yard” means a yard extending the full width of the lot and situated between the rear 
line of the principal building and the rear lot line. 
   C.   “Side yard” means a yard situated between the building line and the side lot line and 
extending from the front yard to the rear yard. 



   D.   For corner lot yard definitions refer to section 165.12. 
50.   “Zero lot line units” means two single-family dwelling units joined together on either side 
of a common boundary line with a common wall between such units, and which have: 
   A.   Separate or divided ownership of each single-family unit resulting from the division of the 
lot or parcel of land into two separate parcels done in such a manner as to result in a single-
family unit being located on either side of the common wall. 
   B.   A standard fire wall between the separate units that is built in such a manner as to allow no 
connection other than the wall itself between the units. 
   C.   Restrictive and protective covenants providing that any owners of the two-unit family 
dwelling shall be jointly and severally liable for the maintenance and repair of the common wall, 
as well as all other common aspects. Separate water and sewer lines shall be furnished to each 
unit. The covenants, after approval by the City, shall be recorded in the Office of the County 
Recorder and shall be covenants running with the land. 
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