WEST BRANCH

PLANNING AND ZONING COMMISSION MEETING
Tuesday, August 26, 2025 « 7:00 p.m.
West Branch City Council Chambers, 110 N. Poplar St.
Council Quorum May Be Present

https://zoom.us/j/5814699699
or dial in phone number 1-312-626-6799 with Meeting ID 581 469 9699

—

Call to Order
Roll Call
3. Approve Agenda/Move to action.
a. Approve minutes from the July 22, 2025 meeting.
4. Public Hearing/Non-Consent Agenda. /Move to action.
a. Review and Approve Final Site Plan for Brown’s West Branch. / Move to Action
b. Review and Approve updates to the Site Plan for Parkside Hills / Move to Action.
. Discussion
. City Staff reports
. Comments from Chair and Commission Members
. Next regular Planning & Zoning Commission meeting Tuesday, September 23, 2025
. Adjourn
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Planning & Zoning Commission Members: Chair John Fuller, Vice Chair Ryan Bowers, Brad Bower,
Matt Van Scoyoc, Madison Conley, Emilie Walsh, Ryan Foley * Zoning Administrator: Terry Goerdt
Mayor: Roger Laughlin - Council Members: Mike Horihan, Colton Miller, Jodee Stoolman, Jerry Sexton, Tom Dean
City Administrator: Adam Kofoed City Clerk: Alycia Horras - Fire Chief: Kevin Stoolman - Police Chief: Greg Hall
+ Public Works Director: Matt Goodale


https://zoom.us/j/5814699699

City of West Branch Planning & Zoning Commission Meeting
July 22, 2025
West Branch City Council Chambers, 110 North Poplar Street

Vice Chair Ryan Bowers called the (Special) Planning & Zoning Commission meeting to order
at 7:00 p.m.

Commission members present: John Fuller, Ryan Bowers, Matt Van Scoyoc, Brad Bower, Matt
Van Scoyoc, Madison Conley, Ryan Foley

Council members present: Mayor Laughlin, Mike Horihan, Jerry Sexton

Absent: None

City Staff present: City Administrator, Adam Kofoed, Zoning Administrator, Terry Goerdt, City
Engineer, Dave Schechinger, Fire Chief Kevin Stoolman.

APPROVE AGENDA/CONSENT AGENDA/MOVE TO ACTION.
Motion by Bowers, second by Bower. Motion carried on a voice vote.

PUBLIC HEARING/NON-CONSENT AGENDA

a. Review and Approve the Final Plat for Meadows Part 6.
Engineer Schechinger explained developers are wishing to sell the southern lots and a punch list
with an escrow payment would be required. Outlot will be maintained by the city. Fuller asked
about the two lots facing Cedar Johnson. Schechinger explained there are two lots which are less
than ideal but there are two buildable lots at that corner. A discussion occurred between the
audience indicating these two lots were intended to be single family.

Motion by Bowers second by Conley. Motion passed 6-1.

b. Review and Approve Site Plan for Heritage Hill Subdivision, Part 2, Lot 1/Move to Action
Jon Marner from MMS Consultants introduced the site plan on behalf of BBCO, LLC. Fuller asked
about parking spaces under the PUD ordinance. Kofoed stated some flexibility is allowed under
the designation. Marner said there are 1.5 parking spots per unit. Bowers asked about on street
parking and Marker felt there might be some flexibility. Bowers asked about sidewalk connectivity
where there is not a connection on the east side of the building due to a light pole. Board felt city
should have the pole moved and developer connect the sidewalk.

Janeen Miller owner of adjacent property feels their easements will not be protected under the
current plan and there will be shrubs and landscaping in the way. There property was bought in
1981 and there was no objection to an adverse possession until BBCO bought the adjoining
properties. Janeen stated they are putting a temporary injunction on the building through their
attorney. Marner, there is no plans there is no removal of the property shown in the most current
plans. Developer claims they are following the easements in which they have purchased and have

Steve Miller owner of adjacent property spoke opposed of the site plan. Presented the board with
a document on the easement of their property. Bowers and Conley discussed easement issues being
resolved. Marner from MMS pointed where the easement is in recorded 1976 purchase agreements.



Erica Benjamin spoke opposed to the project as she preferred the original drawings where
commercial building was “L” shaped on the corner and had full public commercial property.
Developer, Blaine Thomas said they are following meats and bounds by law.

Sally Peck resident spoke opposed to the project. Peck felt the project has changed since the
original planned unit development ordinance and original preliminary plat.

Kevin Stoolman, Fire Chief expressed concerns with fire truck access and the need for a ladder
truck in the future with more three-story buildings being constructed in town. Stoolman feels
planned unit development ordinances make it difficult for the fire department to combat fires in
such tight spaces. BBCO developer Thomas stated all of the buildings in Parkside are sprinkled.

Jessi Simon spoke on behalf of the Main Street Design Committee’s comments. Here were their
comments:
¢ Roofline design should include parapets.
¢ Building height is acceptable due to long-term benefits of increased downtown housing
e Front ground floor design should be commercial and the current request is not in
compliance.
e Needs a true commercial use on the ground floor as a resident only gym does not fulfill a
public commercial space.
e No dedicated parking identified for commercial use.

The board agreed to the following stipulations:

. Dedicated on street parking in front of the commercial building.

. Roofline design should include parapets.

. Paving for Miller’s easement should be identified.

. The front building commercial building should be all dedicated to commercial.

. Needs a true commercial use on the ground floor as a resident only gym does not fulfill a
public commercial space.

. Lack of a contiguous sidewalk on the east end of the property needs addressed.

. Site plan must show fire truck access.

8. Civil issues should be resolved.

DA W -

~N N

Motion to table by Fuller, second by Foley. Motion tabled 7-0.

The following conditions

c. Review Site Plan for Parkside Reimagined Phase 1.
Marner from MMS introduced the conceptual plan. It’s a 12-plex mix with nine row house
buildings similar to Heritage Hill. All buildings are required to be sprinkled and a mix of two and
one bedrooms. There are two commercial properties and developers plan to donate the hotel
commercial lot to the city.

Commissioner Walsh asked about the mix of rental versus ownership. Most, if not all, will be
rental. Kofoed explained this year only one single family house permit has been submitted. Chair
Fuller asked if city council was interested in hotel. Mayor Laughlin agreed. Bowers inquired about
public and private streets which Marner suggested there is openness. Bowers suggested access to
hotel and commercial be at public standards.

Conley discussed open space. Developers agreed Outlot A could be gifted as open space. Kofoed
advocated on Fire Chief Stoolman’s request there are assurances fire vehicles can access the



properties. Schechinger spoke with Stoolman regarding the south east corner and entrances must
be tested before final approval. Schechinger mentioned there aren’t easements for extra parking.
Kofoed asked the board based on the complication of the development and not everything will be
accomplished would they prefer staff advocate for open space or parking. The board felt open
space was a higher priority.

Board motioned to approve the conceptual plan with condition fire trucks have access, outlot a is
dedicated to open space. Motion by Fuller second by Bowers. Motion passes 7-0.

d. Review and Approve Final Site Plan for Brown’s West Branch expansion at 205 Tidewater
Drive
Motioned to table to allow developer to show revised vegetation plan with more trees around the
basin by Bowers, second by Conley Motion tabled 7-0.

Adjourn
Motion by Bower, second by Bowers to adjourn the Planning & Zoning Commission meeting.
Motion carried on a voice vote. The meeting adjourned at 9:14 p.m.

Submitted by:
Adam Kofoed
City Administrator
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501 TIDEWATER DR
WEST BRANCH, IOWA
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SITE PLAN

501 TIDEWATER DR
WEST BRANCH, IOWA

PLAT PREPARED BY: APPLICANT: |
MMS CONSULTANTS INC. VICTOR GROUP |
1917 S. GILBERT STREET 205 TIDEWATER DR

_—
IOWA CITY, 1A 52240 WEST BRANCH, IA 52358
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LEGAL:

BROWN’S SUBDIVISION — LOT 1 IN WEST BRANCH, CEDAR COUNTY, IOWA, IN
ACCORDANCE WITH THE RECORDED PLAT THEREOF, CONTAINING 5.84 ACRES
AND SUBJECT TO EASEMENTS AND RESTRICTION OF RECORD.

SITE DEVELOPMENT SUMMARY:

SQUARE FOOTAGE:
PROPOSED USE:

ZONING: HIGHWAY COMMERCIAL INDUSTRIAL DISTRICT (HCI)

254,437 SF
COMMERCIAL

DEVELOPMENT CHARACTERISTICS:

THE PROPOSED DEVELOPMENT WILL CONSIST OF 1 (ONE) PROPOSED
COMMERCIAL BUILDING FOR AUTOMOTIVE SALES AND SERVICE.

DEVELOPMENT SCHEDULE

APPLICANT PLANS TO BEGIN CONSTRUCTION ON SUMMER 2025, WITH

AN ESTIMATED COMPLETION DATE IN SPRING 2026.

SHEET INDEX
C120 OVERALL SITE LAYOUT AND DIMENSION PLAN
C121 DEMOLITION PLAN
C122 DETAILED SITE LAYOUT AND DIMENSION PLAN - WEST HALF
C123 DETAILED SITE LAYOUT AND DIMENSION PLAN - EAST HALF
C124 VEHICLE TRACKING PLAN
C140 GRADING AND EROSION CONTROL PLAN AND SWPPP
R =" C141 DETAILED GRADING PLAN - WEST HALF
04 10 2 3 a  C142 DETAILED GRADING PLAN - EAST HALF
GRAPHIC SCALE INFEET ~ C160 UTILITY PLAN
1"=4(' C500 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN
J— -
= 5’9(,387.50,43’\,\, STANDARD LEGEND AND NOTES
— PROPERTY &/or BOUNDARY LINES
S . — — — ——  _ CONGRESSIONAL SECTION LINES
10.00° | TIIITTIII T III T T EGETNG RIGHT—OF -WAY LINES
‘ e _ OF—
UTILITY — — CENTER LINES
EASEMENA — — EXISTING CENTER LINES
— LOT LINES, INTERNAL
| — LOT LINES, PLATTED OR BY DEED
5 - - PROPOSED EASEMENT LINES
I I | e ——— — EXISTING EASEMENT LINES
g On — BENCHMARK
| = (R) — RECORDED DIMENSIONS
= 221 — CURVE SEGMENT NUMBER
| —EXIST— —PROP—
= o = — POWER POLE
o 2 Y o — POWER POLE W/DROP
S e = = S — POWER POLE W/TRANS
=z < 2 — POWER POLE W/LIGHT
| &= = — GUY POLE
| > o — LIGHT POLE
', ® — SANITARY MANHOLE
- pos v — FIRE HYDRANT
'. Nk a — WATER VALVE
J © (V) — DRAINAGE MANHOLE
7 i o — CURB INLET
X X — FENCE LINE
( — EXISTING SANITARY SEWER

— PROPOSED SANITARY SEWER
— EXISTING STORM SEWER

— PROPOSED STORM SEWER

— WATER LINES

— ELECTRICAL LINES

— TELEPHONE LINES

— GAS LINES

- — CONTOUR LINES (1" INTERVAL)
\ —_— - PROPOSED GROUND

OAmg,t

| — EXISTING TREE LINE
| — EXISTING DECIDUOUS TREE & SHRUB

— EXISTING EVERGREEN TREES & SHRUBS

THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE
APPROVAL OF THIS DOCUMENT.

PAVING CONSTRUCTION NOTES

1. PAVEMENT CONSTRUCTION SHALL BE IN ACCORDANCE WITH 1.D.O.T. SPECIFICATION
SECTION 2301.

2. 1.D.O.T. CLASS C—3 CONCRETE SHALL BE USED, UNLESS NOTED OTHERWISE.
3. PAVEMENT JOINTS SHALL CONFORM TO I.D.0.T. STANDARD ROAD PLAN PV-101.

4. 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.

CIVIL ENGINEERS

LAND PLANNERS

LAND SURVEYORS
LANDSCAPE ARCHITECTS
ENVIRONMENTAL SPECIALISTS

1917 S. GILBERT ST.
IOWA CITY, IOWA 52240
(319) 351-8282

www.mmsconsultants.net

Date Revision

06/03/2025 PER CITY COMMENT - RAN
08/19/2025 PER CLIENT COORDINATION - RAN

OVERALL SITE LAYOUT
AND DIMENSION PLAN

THE CONTRACTOR SHALL NOTIFY IOWA
ONE CALL AT 811 OR 800/292—8989 SM

NO LESS THAN 48 HRS. IN ADVANCE
OF ANY DIGGING OR EXCAVATION.

WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN
OR SHOWN. IT IS THE CONTRACTOR’S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

SITE COVERAGES:

TOTAL LOT AREA
PROPOSED BUILDING AREA
PROPOSED PAVING AREA
TOTAL IMPERVIOUS AREA
TOTAL OPEN AREA

254,437 S.F. (100%)
27,856 S.F. (11.0%)
151,507 S.F. (59.5%)
179,363 S.F. (70.5%)
75,074 S.F. (29.5%)

LOT REQUIREMENTS:

FRONT YARD SETBACK
SIDE YARD SETBACK
REAR YARD SETBACK

25 FEET
NONE
NONE

PARKING REQUIREMENTS:

TOTAL PARKING PROVIDED
NUMBER OF EMPLOYEES
CUSTOMER PARKING*

*ADDITIONAL CUSTOMER PARKING PROVIDED WITHIN

BUILDING'S SERVICE AREA

83 SPACES (4 ADA)
45 SPACES
38 SPACES

| hereby certify that this engineering docu
me or under my direct supervision and
Professional Engineer under the la

was prepared by
am a duly licensed
f AhQ, State of lowa.
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WEST BRANCH
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SHEET INDEX

C120 OVERALL SITE LAYOUT AND DIMENSION PLAN
c121 DEMOLITION PLAN
C122 DETAILED SITE LAYOUT AND DIMENSION PLAN - WEST HALF
Cc123 DETAILED SITE LAYOUT AND DIMENSION PLAN - EAST HALF
C124 VEHICLE TRACKING PLAN
C140 GRADING AND EROSION CONTROL PLAN AND SWPPP

R =" C141 DETAILED GRADING PLAN - WEST HALF

04 10 20 30 40 C142 DETAILED GRADING PLAN - EAST HALF

GRAPHIC SCALE INFEET ~ C160 UTILITY PLAN
1"=40' C500 GENERAL NOTES AND DETAILS
L100 LANDSCAPE PLAN
X/X//’—
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EASEMEN

STANDARD LEGEND AND NOTES

— PROPERTY &/or BOUNDARY LINES
———— — — ———— — CONGRESSIONAL SECTION LINES
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— EXISTING TREE LINE
— EXISTING DECIDUOUS TREE & SHRUB

— EXISTING EVERGREEN TREES & SHRUBS

THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES
SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH
ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE
APPROVAL OF THIS DOCUMENT.

CIVIL ENGINEERS
LAND PLANNERS
LAND SURVEYORS

LANDSCAPE ARCHITECTS
ENVIRONMENTAL SPECIALISTS

1917 S. GILBERT ST.

IOWA CITY, IOWA 52240

(319) 351-8282

www.mmsconsultants.net

Date Revision

KEYNOTES

NUMBER KEYNOTE DETAIL

REMOVE 4,458 SY GRAVEL

REMOVE 96 SY ASPHALT

REMOVE LIGHT POLE

REMOVE 18 LF STORM PIPE

THE CONTRACTOR SHALL NOTIFY IOWA
ONE CALL AT 811 OR 800/292—-8989 SM

NO LESS THAN 48 HRS. IN ADVANCE
OF ANY DIGGING OR EXCAVATION.

06/03/2025 PER CITY COMMENT - RAN
08/19/2025 PER CLIENT COORDINATION - RAN

DEMOLITION PLAN

IOWA

501 TIDEWATER DR

WEST BRANCH
CEDAR COUNTY

MMS CONSULTANTS, INC.

WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE

OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.

UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE

ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN
OR SHOWN. IT IS THE CONTRACTOR’S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.
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KEYNOTE DETAIL

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

S73°50'47"W
7.82'

INSTALL STANDARD 6” CURB AND GUTTER SECTION

\ KEYNOTES
|
|
|

INSTALL THICKENED EDGE SIDEWALK

INSTALL PCC SIDEWALK PER SUDAS AND CITY OF WEST
BRANCH STANDARDS

REMOVE EXISTING CURB AND GUTTER SECTION AND
CONNECT TO EXISTING PCC PAVING W/ 'BT—5" JOINT

INSTALL 4” WIDE PAVEMENT MARKINGS (TYP)

HANDICAP PARKING STRIPING AND SIGNAGE PER DETAIL
SHEET CU500

INSTALL ADA RAMP

INSTALL 3” ROLL CURB AND GUTTER

TRANSITION TO 6" CURB

TRANSITION CURB TO ZERO DETA”'ED SlTE LAYOUT
AND DIMENSION PLAN
- WEST HALF

MATCH EXISTING CURB AND GUTTER

INSTALL DUMPSTER ENCLOSURE

INSTALL ELECTRIC CHARGING EQUIPMENT AND
TRANSFORMER

APPROXIMATE LIGHT POLE LOCATION
A=7"32'58" -
R=503.44' 7

L=66.33" -
T=33.21" - |
C=66.29’
CB=N74°35'55"E |

LOADING AREA

QICICHCHCHCHCHOICHCHCHONCICHOICIS

MODULAR BLOCK RETAINING WALL

501 TIDEWATER DR
- f’S A=24"51"12"
el R=380.00'
o~ L=164.83
- BT PAVING CONSTRUCTION NOTES
T CB=NBE0443E | WEST BRANCH
| 1. PAVEMENT CONSTRUCTION SHALL BE IN ACCORDANCE WITH I.D.O.T. SPECIFICATION CEDAR COUNTY
SECTION 2301. |OWA

2. 1.D.O.T. CLASS C—3 CONCRETE SHALL BE USED, UNLESS NOTED OTHERWISE.
3. PAVEMENT JOINTS SHALL CONFORM TO I.D.0.T. STANDARD ROAD PLAN PV-101.

4. 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.

UTILITIES @ IOWA MMS CONSULTANTS, INC.
I CONTRACTOR SIALL NOTEY Jous ONE CALL.. |= pP—

NO LESS THAN 48 HRS. IN ADVANCE
OF ANY DIGGING OR EXCAVATION.

\ Designed by: Field Book No:

WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN RAN | 1379,1394,1412
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE Drawn by: Scale:
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR RAN 1"=20'
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE Checked by: Sheet No:
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE KJB
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN Project No:
OR SHOWN. IT IS THE CONTRACTOR’S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

| LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE C 1 22
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.

| 11799-001 of

N



AutoCAD SHX Text
M

AutoCAD SHX Text
M

AutoCAD SHX Text
t

AutoCAD SHX Text
S

AutoCAD SHX Text
SHOWROOM/ OFFICES 8,536SF

AutoCAD SHX Text
SERVICE AREA 19,320SF

AutoCAD SHX Text
84.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
24.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
10.00'

AutoCAD SHX Text
10.00'

AutoCAD SHX Text
11.94'

AutoCAD SHX Text
20.67'

AutoCAD SHX Text
14.00'

AutoCAD SHX Text
10.00'

AutoCAD SHX Text
10.00'

AutoCAD SHX Text
5.00'

AutoCAD SHX Text
11.00'

AutoCAD SHX Text
8.00'

AutoCAD SHX Text
11.00'

AutoCAD SHX Text
5.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
24.00'

AutoCAD SHX Text
24.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
114.26'

AutoCAD SHX Text
26.15'

AutoCAD SHX Text
49.13'

AutoCAD SHX Text
20.00'

AutoCAD SHX Text
10.00'

AutoCAD SHX Text
295.66'

AutoCAD SHX Text
150.00'

AutoCAD SHX Text
112.69'

AutoCAD SHX Text
110.00'

AutoCAD SHX Text
9.00'

AutoCAD SHX Text
12.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
13.83'

AutoCAD SHX Text
14.00'

AutoCAD SHX Text
14.00'

AutoCAD SHX Text
13.83'

AutoCAD SHX Text
10.00'

AutoCAD SHX Text
10.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
24.00'

AutoCAD SHX Text
10.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
24.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
9.00'

AutoCAD SHX Text
9.00'

AutoCAD SHX Text
18.00'

AutoCAD SHX Text
24.00'

AutoCAD SHX Text
10.00'

AutoCAD SHX Text
5.00'

AutoCAD SHX Text
7.00'

AutoCAD SHX Text
31.33'

AutoCAD SHX Text
31.34'

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
39,592 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
105,587 SY

AutoCAD SHX Text
6" PCC

AutoCAD SHX Text
9,076 SY

AutoCAD SHX Text
6" PCC SIDEWALK

AutoCAD SHX Text
NORTH

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 SECTION

AutoCAD SHX Text
INSTALL THICKENED EDGE SIDEWALK 

AutoCAD SHX Text
INSTALL PCC SIDEWALK PER SUDAS AND CITY OF WEST BRANCH STANDARDS

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
INSTALL ELECTRIC CHARGING EQUIPMENT AND TRANSFORMER

AutoCAD SHX Text
APPROXIMATE LIGHT POLE LOCATION

AutoCAD SHX Text
LOADING AREA

AutoCAD SHX Text
MODULAR BLOCK RETAINING WALL


SITE PLAN

1 TIDEWATER DR —

WEST BRANCH, IOWA

PLAT PREPARED BY: APPLICANT:
MMS CONSULTANTS INC. VICTOR GROUP

1917 S. GILBERT STREET 205 TIDEWATER DR
IOWA CITY. IA 52240 WEST BRANCH, 1A 52358

/
P |
|
" ] o I
T |
e |
/ ///////
// ////////
// ///////////
/ /////////
== ///////
/ ////////
/\N/ ////////
/2611)5'573'5523 -
426-
==
==
P ///
<
=) 4 ya\
< 4

SHOWROOM /
OFFICES
8,536SF

SERVICE AREA
19,320SF

6" PCC
SIDEWALK

PAVEMENT LEGEND MATERIAL

TOTAL*

39,864 SY

105,499 SY

8,510 SY
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OVERALL SITE LAYOUT AND DIMENSION PLAN
DEMOLITION PLAN

DETAILED SITE LAYOUT AND DIMENSION PLAN - WEST HALF
DETAILED SITE LAYOUT AND DIMENSION PLAN - EAST HALF
VEHICLE TRACKING PLAN

GRADING AND EROSION CONTROL PLAN AND SWPPP
DETAILED GRADING PLAN - WEST HALF

DETAILED GRADING PLAN - EAST HALF

UTILITY PLAN

GENERAL NOTES AND DETAILS

LANDSCAPE PLAN

STANDARD LEGEND AND NOTES

— PROPERTY &/or BOUNDARY LINES
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THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES
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KEYNOTE DETAIL

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

INSTALL STANDARD 6" CURB AND GUTTER SECTION

INSTALL THICKENED EDGE SIDEWALK

INSTALL PCC SIDEWALK PER SUDAS AND CITY OF WEST
BRANCH STANDARDS

REMOVE EXISTING CURB AND GUTTER SECTION AND
CONNECT TO EXISTING PCC PAVING W/ 'BT—5" JOINT

INSTALL 4" WIDE PAVEMENT MARKINGS (TYP)

HANDICAP PARKING STRIPING AND SIGNAGE PER DETAIL
SHEET CU500

INSTALL ADA RAMP

INSTALL 3" ROLL CURB AND GUTTER

TRANSITION TO 6” CURB

TRANSITION CURB TO ZERO

MATCH EXISTING CURB AND GUTTER

1 INSTALL DUMPSTER ENCLOSURE

w

INSTALL ELECTRIC CHARGING EQUIPMENT AND
TRANSFORMER

APPROXIMATE LIGHT POLE LOCATION

LOADING AREA

QJCICHCICHCHCHONCHCHOHONCICHO/ICIS

MODULAR BLOCK RETAINING WALL

5.84C

CIVIL ENGINEERS

LAND PLANNERS

LAND SURVEYORS
LANDSCAPE ARCHITECTS
ENVIRONMENTAL SPECIALISTS

1917 S. GILBERT ST.
IOWA CITY, IOWA 52240
(319) 351-8282

www.mmsconsultants.net

Date Revision

06/03/2025 PER CITY COMMENT - RAN
08/19/2025 PER CLIENT COORDINATION - RAN

DETAILED SITE LAYOUT
AND DIMENSION PLAN
- EAST HALF

1. PAVEMENT CONSTRUCTION SHALL BE IN ACCORDANCE WITH 1.D.O.T. SPECIFICATION
SECTION 2301.

2. 1.D.O.T. CLASS C—3 CONCRETE SHALL BE USED, UNLESS NOTED OTHERWISE.
3. PAVEMENT JOINTS SHALL CONFORM TO I.D.0.T. STANDARD ROAD PLAN PV-101.

4. 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.

PAVING CONSTRUCTION NOTES

UTILITIES

THE CONTRACTOR SHALL NOTIFY IOWA

ONE CALL AT 811 OR 800/292—-8989 SM
NO LESS THAN 48 HRS. IN ADVANCE

OF ANY DIGGING OR EXCAVATION.

WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN
OR SHOWN. IT IS THE CONTRACTOR’S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.
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GRADING AND EROSION CONTROL NOTES

TOTAL SITE AREA: 5.84 ACRES
TOTAL AREA TO BE DISTURBED: 5.84 ACRES

EROSION CONTROL MEASURES SHOWN SHALL BE USED DURING FILL
ACTIVITIES. EROSION CONTROL MEASURES SHALL BE REEVALUATED AND
MODIFIED, IF NECESSARY, AT THE TIME OF SITE DEVELOPMENT.

ADDITIONAL EROSION AND SEDIMENT CONTROL MEASURES THAT COULD

AER FH— |
FE= =
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APPROVAL OF THIS DOCUMENT.
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Date Revision

GRADING NOTES

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

2.) NO EXCAVATION SHALL BE ALLOWED WITHIN 2’ OF PROPERTY LINES.

3.) WHERE HEIGHT OF FILL IS GREATER THAN 30’ AN INTERMEDIATE TERRACE OF AT
LEAST 6’ WIDE SHALL BE ESTABLISHED AT MID HEIGHT. SEE TYPICAL FILL SECTION.

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

5.) ALL TREES OUTSIDE THE LIMITS OF GRADING OPERATIONS SHALL BE SAVED, UNLESS
OTHERWISE INDICATED TO BE REMOVED. TREES NEAR THE EDGES OF GRADING LIMITS
AND IN THE STORM WATER DETENTION BASIN AREAS SHALL BE SAVED IF POSSIBLE,
WITHIN THE REQUIREMENTS OF THE SPECIFICATIONS.

6.) PRIOR TO ANY GRADING A CONSTRUCTION SAFETY FENCE SHALL BE INSTALLED 50 FEET
FROM TRUNKS OF TREES TO BE PROTECTED.

7.) STABILIZATION SEEDING SHALL BE COMPLETED AS SOON AS POSSIBLE, BUT NOT MORE THAN
14 DAYS, UPON COMPLETION OF GRADING IN ANY AREA OF GRADING OPERATIONS. DISTURBED
AREAS SHALL BE KEPT AS SMALL AS POSSIBLE TO PREVENT LARGE SCALE EROSION
PROBLEMS. IF THE GRADING CONTRACTOR STOPS GRADING OPERATIONS FOR MORE THAN 14 DAYS,
THEN STABILIZATION SEEDING SHALL BE DONE ON ALL DISTURBED AREAS.

8.) SILT FENCE LOCATIONS AND LENGTHS, AS INDICATED, ARE APPROXIMATE ONLY. FINAL
LOCATIONS AND LENGTHS WILL BE DETERMINED, AS NEEDED, UPON COMPLETION OF
GRADING OPERATIONS IN AN AREA.

9.) ALL STREET SUBGRADES SHALL BE CONSTRUCTED AND COMPACTED IN ACCORDANCE WITH
SUDAS DESIGN AND CONSTRUCTION STANDARDS AND PROCEDURES.

06/03/2025 PER CITY COMMENT - RAN
08/19/2025 PER CLIENT COORDINATION - RAN

NS'!'IET FENCE DETAIL

h

L:- o STEEL POST
COMPACTED NATIVE

= SOIL BACKFILL

FILTER FABRIC

INSTALLATION

Il
I

-
i

T
N
- &

-

M=ITI=

=]

||: = UNDISTURBED OR
:| | |:| COMPACTED SOIL

MAINTENANCE

BE USED ON SITE, IF NEEDED, CAN BE FOUND IN APPENDIX D OF THE
STORM WATER POLLUTION PREVENTION PLAN (SWPPP) BINDER PREPARED
FOR THE SITE. IF ADDITIONAL MEASURES ARE USED, INDICATE THE
TYPE AND LOCATION OF SAID MEASURE ON THIS PLAN.

CONTRACTOR SHALL INSTALL A ROCK ENTRANCE AND PERFORM
REGULAR CLEANING OF VEHICLES THAT LEAVE THE SITE.

FOLLOWING INSTALLATION OF PERIMETER SILT FENCE AND TEMPORARY
CONSTRUCTION ENTRANCE THE CONTRACTOR SHALL CONTACT THE CITY
INSPECTOR TO SCHEDULE A SITE INSPECTION PRIOR TO ANY SOIL
DISTURBING ACTIVITIES.

THE CONTRACTOR SHALL FOLLOW THE NPDES PERMIT, SWPPP, AND THE
CITY CSR REGULATIONS.

THE EROSION CONTROL CONTRACTOR SHALL INSTALL FILTER SOCKS OR
OTHER APPROVED FORM OF INLET PROTECTION AT EACH STREET INTAKE
ADJACENT TO THE SITE.

EROSION CONTROL LEGEND

mmmmmmmmmmn FINAL FILTER SOCK mewm pn oy ommwm nn 0 e PERIMETER SILT FENCE

immmmmmmmmms S|LT FENCE

2000000000000000000¢  FILTER SOCK

| EROSION CONTROL MATTING

T

1. 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
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
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
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
BY 12" DEEP ALONG THE UPSLOPE SIDE OF THE POSTS.

6. 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
MATERIAL AND THOROUGHLY COMPACTED.

1. 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
BECOME INEFFECTIVE PRIOR TO STABILIZING THE UPSLOPE
AREAS THE FABRIC SHALL BE REPLACED PROMPTLY.

3. 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
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
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.

GRADING AND EROSION
CONTROL PLAN AND SWPPP

THE CONTRACTOR SHALL PROVIDE TRAFFIC
CONTROL PER IDOT STANDARD ROAD PLAN TC-419

TEMPORARY PARKING AND STORAGE

CONCRETE TRUCK/EQUIPMENT WASHOUT

DIRECTION OF OVERLAND FLOW

DUMPSTER FOR CONSTRUCTION WASTE

PORTABLE RESTROOM @}%
554

DOCUMENT LOCATION (PERMITS, SWPPP, INSPECTION FORMS, ETC.)
FILTER SOCK INLET PROTECTION
FILTER SOCK BEHIND CURB AT CURB RAMP

o500,
RENE TEMPORARY ROCK CONSTRUCTION ENTRANCE/EXIT . TEMPORARY SOIL STOCKPILE AREA

RIP RAP OUTLET PROTECTION

OTHER MEASURE:

OTHER MEASURE:

OTHER MEASURE:

THE ABOVE LISTED ITEMS ARE SHOWN IN THEIR RECOMMENDED LOCATIONS. IF A CONTROL MEASURE IS ADDED OR MOVED TO A MORE

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.

NOTES:

1. TEMPORARY STABILIZATION IS REQUIRED ON
DISTURBED AREAS AFTER THE 14TH DAY OF
INACTIVITY.

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 2. FINAL STABILIZATION SHALL BE IMPLEMENTED WITHIN

APPENDIX D OF THE SWPPP. 14 DAYS OF FINAL GRADING COMPLETION.

UTILITIES

THE CONTRACTOR SHALL NOTIFY IOWA
ONE CALL AT 811 OR 800/292—-8989

& IOWATT

ONE CALL..

501 TIDEWATER DR

WEST BRANCH
CEDAR COUNTY
IOWA

MMS CONSULTANTS, INC.

NO LESS THAN 48 HRS. IN ADVANCE
OF ANY DIGGING OR EXCAVATION.

WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN
THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE
OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE
SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE
ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN
OR SHOWN. IT IS THE CONTRACTOR’S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE
ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.
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TRASH ENCLOSURE DETAIL

N.T.S.

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.
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PLAN VIEW

SANITARY SEWER AND WATERMAIN NOTES

1) SANITARY SEWER & WATER MAIN CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE IOWA STATEWIDE
URBAN DESIGN AND SPECIFICATIONS (SUDAS) SPECIFICATIONS (2018) AS AMENDED.

2) 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.

3) WATER MAINS SHALL PVC DR-18 PIPE.

4) CONTRACTOR TO PROVIDE FERNCO STRONG BACK RC 1000 SERIES COUPLINGS FOR DISSIMILAR PIPE
CONNECTIONS.

5) GRANULAR TRENCH BACKFILL SHALL BE CRUSHED STONE CONFORMING TO I.D.0.T. STANDARD
SPECIFICATION 4120.04 WITH 1" MAXIMUM AGGREGATE SIZE. COMPACT TO 90% MODIFIED
PROCTOR DENSITY.

6) ALL SANITARY SEWERS SHADED ON THE PROFILE VIEW AND ALL SANITARY SEWERS AND WATER MAINS
UNDER PAVING OR WITHIN 5 FEET OF PAVEMENT SHALL BE BACKFILLED WITH EITHER OF THE FOLLOWING
COMPACTED TO 90% MODIFIED PROCTOR DENSITY:

A. SUITABLE EXCAVATED MATERIAL. IF EXCAVATED MATERIAL IS NOT SUITABLE, THEN
B. CRUSHED STONE AS SPECIFIED FOR GRANULAR TRENCH BACKFILL.

7) ALL SANITARY SEWER SERVICE LINES CROSSING STREET RIGHT—OF—WAY SHALL BE BACKFILLED
IN ACCORDANCE WITH THE PRECEDING NOTE.

8) CONTRACTOR SHALL PROVIDE SUDAS CLASS F—3 BEDDING FOR ALL PVC TRUSS SANITARY SEWERS
UNLESS OTHERWISE NOTED.

9) ENTRY INTO EXISTING CITY MANHOLE TO BE BY CORE DRILL AND SEAL BY "LINK—SEAL” PENETRATION
SEAL OR CITY ENGINEER APPROVED EQUAL.

10) 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.

ALL SANITARY SEWER SERVICE LINES SHALL BE EXTENDED :

9) TO THE UTILITY EASEMENT LINE FOR THOSE LOCATIONS WHERE THE LOTS BEING SERVED
ARE ON THE OPPOSITE SIDE OF THE STREET FROM THE SEWER MAIN.

10) TO THE UTILITY EASEMENT LINE FOR THOSE LOCATIONS WHERE THE LOTS BEING SERVED
ARE ADJACENT TO THE SEWER MAIN.

11) THE END OF ALL SANITARY SEWER SERVICES MUST BE MARKED WITH A WOOD 2 x 4 PAINTED GREEN.

12) ALL SANITARY SEWER MANHOLES IN PAVING AREAS OR AREAS SUBJECT TO WATER INUNDATION SHALL BE
PROVIDED WITH CRETEX EXTERIOR CHIMNEY SEAL OR APPROVED EQUAL. ALL SANITARY MANHOLES IN PAVING SHALL
HAVE 3—PIECE FLOATING CASTING

AIR_TESTING

13) ALL SANITARY SEWER AND SERVICE LINES SHALL BE AIR TESTED TO PASS THE FOLLOWING TEST:
NOTE: CITY REPRESENTATIVE MUST BE PRESENT DURING TESTING.

A. PERFORM FROM MANHOLE—TO—MANHOLE AFTER BACKFILL.

B. PLACE PNEUMATIC PLUGS: (1) SEALING LENGTH: EQUAL TO OR GREATER THAN PIPE DIAMETER,
(2) CAPABLE OF RESISTING INTERNAL TEST PRESSURE WITHOUT EXTERNAL BRACING OR BLOCKING.

C. INTRODUCE LOW—PRESSURE AIR INTO SEALED LINE AND ACHIEVE INTERNAL AIR PRESSURE OF
5 psi & MAINTAIN FOR A MINIMUM OF 5 MINUTES.

D. LIMIT INTERNAL PRESSURE IN SEALED LINE BELOW & PSIG.

E. ALLOW 2 MINUTES MINIMUM FOR AIR PRESSURE TO STABILIZE.
HOSE FROM CONTROL PANEL.

F.  MINIMUM TIME FOR PRESSURE TO DROP FROM 3.5 TO 2.5 PSIG GREATER THAN MAXIMUM PRESSURE
EXERTED BY GROUNDWATER ABOVE PIPE INVERT:

DISCONNECT LOW—PRESSURE AIR

PIPE DIAMETER IN TIME IN
INCHES MINUTES
4 2.0
6 3.0
8 4.0
10 5.0
12 5.5
15 7.5

G. IN AREAS WHERE GROUND WATER IS KNOWN TO EXIST, THE HEIGHT OF WATER ABOVE THE TOP OF THE
PIPE BEING TESTED, IN FEET, SHALL BE DETERMINED AND THAT HEIGHT DIVIDED BY 2.3 TO ESTABLISH

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

ALLOW THE CONTRACTOR TO MEASURE INFILTRATION INTO THE SEWER BY USING A V—NOTCH WEIR OR OTHER

SUITABLE DEVICE.
H. LOCATE, REPAIR AND RETEST LEAKS.
I. AR TESTING SHALL BE CONSIDERED INCIDENTAL TO SANITARY SEWER CONSTRUCTION.

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

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

AT LEAST 30 DAYS.

B) DEFLECTION TEST TO BE CONDUCTED USING A RIGID BALL OR MANDREL WITH A DIAMETER
EQUAL TO 95% OF THE INSIDE DIAMETER OF THE PIPE. NO MECHANICAL PULLING DEVICES ALLOWED.
C) NO PIPE SHALL EXCEED A DEFLECTION OF 5%.
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- NOTES:

OD/2 1. PIPE SHALL BE PLACED ON CLASS 1
CRUSHED STONE MATERIAL.

2. BELL HOLES SHALL BE HAND SHAPED
SO THAT ONLY PIPE BARREL RECEIVES
BEARING PRESSURE.

3. PLACE BEDDING TO ENSURE THAT
THERE ARE NO VOIDS UNDER OR
ALONGSIDE THE LENGTH OF PIPE.

1.1

—
EN

UNDISTURBED SOIL 4. BACKFILL SHALL BE HAND TAMPED
UP TO 12" ABOVE TOP OF PIPE.
CLASS F—3 BEDDING 5. SEE TABLE FOR ALLOWABLE TRENCH
WIDTH Tw.

FOR SANITARY PVC TRUSS PIPE
SUDAS FIGURE 3010.103

NTS

THE FOLLOWING MINIMUM CLEARANCES MUST BE MAINTAINED :

14) WATER MAIN SHALL BE LOCATED 10 FEET HORIZONTALLY DISTANT FROM ALL SANITARY SEWER
AND STORM SEWER.

15) WATER MAIN SHALL NOT PASS THROUGH NOR CONTACT A SEWER OR A SEWER MANHOLE.
A MINIMUM HORIZONTAL SEPARATION OF 3 FEET SHALL BE MAINTAINED.

16) VERTICAL SEPARATION OF WATER MAINS CROSSING OVER ANY SANITARY SEWER SHOULD BE
A MINIMUM OF 18—INCHES, MEASURED OUTSIDE TO OUTSIDE FROM THE CLOSEST EDGE OF EACH
PIPE. IF PHYSICAL CONDITIONS PROHIBIT THIS SEPARATION, THE WATER MAIN SHALL NOT BE
PLACED CLOSER THAN 6—INCHES ABOVE A SEWER OR 18—INCHES BELOW A SEWER. THE
SEPARATION DISTANCE SHALL BE THE MAXIMUM FEASIBLE IN ALL CASES.

17) WHERE THE WATER MAIN CROSSES SEWER, ONE FULL LENGTH OF WATER PIPE SHALL BE
LOCATED SO BOTH JOINTS ARE AS FAR AS POSSIBLE FROM THE SEWER. THE WATER AND
SEWER PIPES MUST BE ADEQUATELY SUPPORTED AND HAVE WATER TIGHT JOINTS. A LOW
PERMEABILITY SOIL SHALL BE USED FOR BACKFILL MATERIAL WITHIN 10—FEET OF THE POINT
OF CROSSING.

18) NOMINAL DEPTH OF WATER MAIN = 5.5 FEET TO TOP OF PIPE.
19) EXISTING OR PROPOSED VALVE BOXES THAT FALL WITHIN PAVEMENT MUST HAVE A SLIP-TYPE VALVE BOX.

20) THE ENTIRE WATERMAIN SYSTEM, INCLUDING SERVICES TAPS IF APPLICABLE,
SHALL BE PRESSURE TESTED PER AWWA C600. THE TEST SHALL BE PERFORMED
AT A MINIMUM OF 150 psi FOR 2 HOURS WITH A MAXIMUM LOSS OF 5 psi.

21) WATER MAINS SHALL BE DISINFECTED IN ACCORDANCE WITH SPECIFICATIONS.

22) FIRE HYDRANTS SHALL BE MUELLER SUPER CENTURIAN 250 OR APPROVED CITY
EQUAL THAT OPEN RIGHT.

23) BED WATER MAIN ON NATIVE MATERIAL, DIG IN BELLS, AND BACKFILL WITH SUITABLE MATERIAL.

24) ALL CONCRETE SANITARY MANHOLES SHALL HAVE CONSHIELD ANTI—MICROBIALADDITIVE INCORPORATED IN THE
CONCRETE MIX.

WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS, OR ENCOUNTERED WITHIN THE CONSTRUCTION
AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE OWNERS OF THOSE UTILITIES PRIOR
TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR SHALL AFFORD ACCESS TO THOSE
FACILITIES FOR NECESSARY MODIFICATION OF SERVICES. UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN
PLOTTED FROM AVAILABLE SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE ONLY. IT IS
POSSIBLE THAT THERE MAY BE OTHER FACILITIES IN THE CONSTRUCTION AREA, THE EXISTENCE OF WHICH IS NOT PRESENTLY KNOWN OR SHOWN
HEREON. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT LOCATION, AND TO AVOID DAMAGE THERETO.

~

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

STORM SEWER NOTES

1) STORM SEWER CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE STANDARD DETAILED
SPECIFICATIONS AND DETAILED SPECIFICATION REQUIREMENTS PREPARED FOR THIS PROJECT.
CITY OF WEST BRANCH DESIGN AND CONSTRUCTION STANDARDS AND PROCEDURES SHALL

PREVAIL.

2) ALL STORM SEWERS SHALL BE CLASS 3 RCP UNLESS NOTED OTHERWISE IN THE PLANS.

3) AT PLACES WHERE A FLARED END SECTION IS REQUIRED, PIPE LENGTH INCLUDES THE FLARED

END.

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

4) ALL RCP STORM SEWERS SHALL BE PROVIDED WITH CLASS "C” BEDDING, UNLESS NOTED

OTHERWISE.

PVC SEWERS SHALL BE PROVIDED WITH CRUSHED STONE ENCASEMENT.

5) STORM SEWERS SHADED ON THE PROFILE VIEW SHALL BE BACKFILLED WITH EITHER OF THE
FOLLOWING COMPACTED TO 90% MODIFIED PROCTOR DENSITY:

A. SUITABLE EXCAVATED MATERIAL.

IF EXCAVATED MATERIAL IS NOT SUITABLE, THEN

B. CRUSHED STONE AS SPECIFIED FOR GRANULAR TRENCH BACKFILL SHALL BE USED.
6) GRANULAR TRENCH BACKFILL SHALL BE CRUSHED STONE CONFORMING TO I1.D.0.T. STANDARD

SPECIFICATION 4120.04 WITH 1" MAXIMUM AGGREGATE SIZE.

PROCTOR DENSITY.

7) ALL STORM SEWERS SHALL HAVE CONFINED "0” RING GASKETS.

COMPACT TO 90% MODIFIED

STORM SEWERS 36" AND

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

HAVE TONGUE AND GROOVE JOINTS.
8) ALL PIPE SHALL BE CERTIFIED.

NO MASTIC JOINTS ALLOWED.

9) ALL STORM INTAKES SHALL BE A MINIMUM OF 48 INCHES FROM TOP OF CURB/RIM TO SUBGRADE.
IF INVERT ELEVATIONS ARE INSUFFICIENT TO PROVIDE THIS REQUIRED DEPTH, THE CONTRACTOR
TO PROVIDE DEEPER STRUCTURE AND POUR CONCRETE FILLET IN INTAKE TO MAKE INTAKE PIPES

DRAIN AT INVERT ELEVATIONS LISTED.

10) LIFT HOLES IN STORM SEWER WILL NOT BE ALLOWED.

11) PROVIDE CONCRETE FILLETS IN ALL NEW & EXISTING DRAINAGE STRUCTURES PER

REFERENCED DETAILS.

WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS, OR ENCOUNTERED
WITHIN THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO
NOTIFY THE OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION .
THE CONTRACTOR SHALL AFFORD ACCESS TO THOSE FACILITIES FOR NECESSARY

MODIFICATION OF SERVICES.

UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN

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

CONSIDERED APPROXIMATE ONLY.

IT IS POSSIBLE THAT THERE MAY BE OTHER FACILITIES IN

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

HEREON.

LOCATION, AND TO AVOID DAMAGE THERETO.

IT IS THE CONTRACTOR’S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT
NO CLAIMS FOR ADDITIONAL COMPENSATION WILL

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

N

HAND
PLACED
BACKFILL

| 1

119 g g 00 9 099 O9

o
OOGOOO S o0

ks goseceidtisd iy |
Il i | 'd/6
d/8, 4" min.
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NOTES:

1. PIPE SHALL BE PLACED ON CRUSHED
STONE MATERIAL.

2. BELL HOLES SHALL BE HAND SHAPED
SO THAT ONLY PIPE BARREL RECEIVES
BEARING PRESSURE.

3. PLACE BEDDING TO ENSURE THAT
THERE ARE NO VOIDS UNDER OR
ALONGSIDE THE LENGTH OF PIPE.

4. BACKFILL SHALL BE HAND TAMPED
UP TO 12" ABOVE TOP OF PIPE.

5. SEE TABLE FOR ALLOWABLE TRENCH

WIDTH Bd.
ID Bd
INCHES FEET &
INCHES
12 2-3
15 2-9
18 3-0
21 3-3
24 3—6
27 4-0
30 4-3
36 4-9
42 5-6
48 6-3

ACCESSIBLE PARKING SYMBOL

N.T.S.

IOWA STANDARD ROAD PLAN
DETAIL: PM—111 "WPSB”

24"

28"

NOTE:

SYMBOL TO BE CENTERED

IN PARKING SPACE AND

ORIENTED AS ILLUSTRATED

ON PLANS.

PAINT 'BLUE —

— 4"(TYP)

PAINT 'TRAFFIC WHITE’

PAINT 'TRAFFIC WHITE’

S

"/

SHEET INDEX

C120 OVERALL SITE LAYOUT AND DIMENSION PLAN

C121 DEMOLITION PLAN

C122 DETAILED SITE LAYOUT AND DIMENSION PLAN - WEST HALF
C123 DETAILED SITE LAYOUT AND DIMENSION PLAN - EAST HALF
C124 VEHICLE TRACKING PLAN

C140 GRADING AND EROSION CONTROL PLAN AND SWPPP

C141 DETAILED GRADING PLAN - WEST HALF

C142 DETAILED GRADING PLAN - EAST HALF

C160 UTILITY PLAN

C500 GENERAL NOTES AND DETAILS

L100 LANDSCAPE PLAN

5.84C

TYPICAL SIDEWALK DETAIL

N.T.S.

WIDTH PER PLAN

RIEISIEISEEELEEGE
T T T [T T T T T T[T — T F—T 1™
P.C.C. SIDEWALK. MAXIMUM 1.5% CROSS—
SLOPE IN SIDEWALK CROSS SECTION

THICKNESS VARIES, SEE PLAN.
4" OF CLASS ‘A’ ROADSTONE, IDOT SPEC 4120.04

TOP 6” OF BASE SHALL BE COMPACTED
TO 95% STANDARD PROCTOR DENSITY

SIDEWALKS SHALL CONFORM TO THE REQUIREMENTS
OF THE "AMERICANS WITH DISABILITIES” ACT (ADA)

6" STANDARD CURB DETAIL

-~ 71,2

NOTE: SAWCUT CONTROL

JOINT 10" O.C.

ACCESSIBLE PARKING DETAIL

N.T.S.

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

1/2" EXPANSION
MATERIAL (TYP)

—14 1/2
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ENVIRONMENTAL SPECIALISTS
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(319) 351-8282

www.mmsconsultants.net
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3" ROLL CURB DETAIL

WEST BASIN INTAKE

THREADED CAP

STAINLESS STEEL

8SW-512 (24°4)

‘[NEENAH R-

2560—-EB GRATE

ELEV.=765.75

PIPE STRAP AND %"
STAINLESS STEEL
ANCHOR BOLTS A

6”9 DIP WITH
1/2"¢ HOLES
(12 COLUMNS OF
HOLES, 6 ROWS
OF HOLES)

4
1/

GRAVEL (1 % TO 3
IN. ROCK) AROUND
PERFORATED RISER

/—FILTER FABRIC °o o

ELEV.=763.30

>

¢ RCP

6”9 SUBDRAIN

—

STEEL PLATE WITH
3"® ORIFICE
OPENING

DY

A

OUTLET PIPE
—

ELEV.=759.77

6"@ DIP TEE

il

Y " A
/ ELEV.=762.50 /

WASHED GRANULAR
BACKFILL (GRADATION #29)

THREADED CAP

WATER QUALITY
OUTLET HOLES

DUCTILE
IRON PIPE

WATER QUALITY RISER PIPE DETAIL
SCALE: NTS

OQUTLET WORKS WITH RISER BARREL AND

GRAVEL PACK FOR INLET DEBRIS PROTECTION

SCALE: NTS

NUMBER OF PERFORATED COLUMNS

HOLE DIAMETER, IN.
RISER DIAMETER, IN. YA
6 12 COLUMNS
HOLE DIAMETER, IN. | AREA OF HOLE, SQ. IN.
1/2 0.1964

EAST BASIN INTAKE NTS 7.5"
SW-512 (24°) 3.5
NEENAH R—2560—EB GRATE ) -
THREADED CAP { o)
M
STAINLESS STEEL ELEV.=740.00 2
PIPE STRAP AND %" ' ' ; “ 4
STAINLESS STEEL < a . . < Y
ANCHOR BOLTS A 24 4 . )
< 4. 4" CONCRETE! * - .«
4 4 =
< A N N 3
| A
6”9 DIP WITH 2'¢ RCP g
1/2"¢ HOLES 4 A
(12 COLUMNS OF
HOLES, 6 )ROWS
OF HOLES
4 ~ ACCESSIBLE SIGN DETAIL
1/ N.T.S. .
A 1'=0
S ——
4 - \
GRAVEL (1 % TO 3 ACCESSIBLE PARKING
IN. ROCK) AROUND 4 ADA PARKING SIGN —
PERFORATED RISER . < STATE PERMIT REQUIRED SIGNAGE MESSAGE PER
o o ] / REGULATIONS. ATTACH
FILTER FABRIC STEEL PLATE WITH |, © E SIGNS TO POST WITH
° o 3”8 ORIFICE - STAINLESS STEEL SCREWS.
’/h_ o o OPENING ~ (J
ELEV.=739.30 . o 4 IMPROPER USE VAN ACCESSIBLE SIGN
- PER REGULATIONS
6"¢ SUBDRAIN | - (" A
— ELEV.=734.54 VAN .
: < 2] ACCESSIBLE
6"s DIP TEE 4 “4 ” g - J
/ ELEV.=738.50 9 A A ) ' g
\/\ - 4 2 "
WASHED GRANULAR ul e .
BACKFILL (GRADATION #29) v 2" SQUARE PAINTED
A = STEEL POST WITH
g 4 L © WELDED CAP -
g A PAINTED BLACK
< =2
THREADED CAP AV 8 =
T -
OUTLET WORKS WITH RISER BARREL AND ) Sy =
ROWS GRAVEL PACK FOR INLET DEBRIS PROTECTION *m::m ﬁ: ]
6" WATER QUALITY SCALE: NTS jm:m B CONCRETE FOOTING
& OUTLET HOLES . \$:\ =ITH WITH SLOPED MOW EDGE
==
DUCTILE » =]
- IRON PIPE NUMBER OF PERFORATED COLUMNS HI=
Z RISER DIAMETER, IN, |—HOLE DIAMETER, IN. Wﬁﬂ
3 1/2 IN. T
8 6 12 COLUMNS =T

WATER QUALITY RISER PIPE DETAIL
SCALE: NTS

HOLE DIAMETER, IN.

AREA OF HOLE, SQ. IN.

1/2

0.1964

06/03/2025 PER CITY COMMENT - RAN
08/19/2025 PER CLIENT COORDINATION - RAN

GENERAL NOTES
AND DETAILS

MODULAR BLOCK RETAINING WALL DETAIL

N.T.S.
CAP UNIT\ ZEgEﬂgED
T
S KEYSTONE BLOCK
L RETAINING WALL
=z
G| FINISHED GRADE
0 UNIT CORE FILL
= (3/4" CRUSHED

CK OR STONE)

UNREINFORCED CONCRETE OR

CRUSHED STONE LEVELING PAD PERFORATED DRAIN

PIPE (OPTIONAL)

NOTE:
1. SEE PLAN VIEW FOR WALL LOCATIONS
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~ POWER POLE W/LIGHT LANDSCAPE ARCHITECTS
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— CURB INLET
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— EXISTING TREE LINE Date Revision
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Toes «ondir bbb
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OAmg,t

— EXISTING DECIDUOUS TREE & SHRUB 06/03/2025 PER CITY COMMENT - RAN

08/19/2025 PER CLIENT COORDINATION - RAN
— EXISTING EVERGREEN TREES & SHRUBS

/ THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES
/ / SHALL BE VERIFIED WITH CONSTRUCTION DOCUMENTS, WHICH
7 / ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE
,/ / APPROVAL OF THIS DOCUMENT.

SHOWROOM /
OFFICES
8,536SF

SERVICE AREA
19,320SF

(L/ //// WS

(2) HQ
— g/

TYPICAL TREE PLANTING DETAIL

N.T.S.

PRUNE BROKEN BRANCHES NORTH
AS NECESSARY, MAX. 1/3
NARROW BRANCH UNION \

ANGLE WITH EVIDENCE OF
INCLUDED BARK AND/OR
BRANCH/TRUNK DIAMETER

RATIO GREATER THAN % l
SHALL BE REJECTED.

WOVEN NYLON TREE
STRAPS, SIZE TO ALLOW
1.5"@ OF TRUNK GROWTH,

PLACE AT % HEIGHT OF
FIRST BRANCHING

GALVANIZED AIRCRAFT—GRADE
16 GAUGE CABLES, ONLY TIGHT
ENOUGH TO PREVENT SLIPPING;
ALLOW SOME TREE MOVEMENT

2’ — 6" STEEL "T" POST,
STAKE PER STAKING
ORIENTATION PLAN, REMOVE L

AFTER TWO GROWING SEASONS

EDGE OF MULCH AREA
MIN. 3" RADIUS | \

STAKING ORIENTATION PLAN

LANDSCAPE PLAN

(5) TO PLANT WITH BASE OF TREE A
- MIN. 1” ABOVE ADJACENT GRADE

ENSURE ROOT FLARE IS VIABLE

REMOVE ALL TWINE AND STRAPS
OR CUT AND FOLD WIRE BASKET
AND CUT BURLAP FROM TOP 1/2
OF ROOTBALL

3" MINIMUM DEPTH SHREDDED
HARDWOOD BARK MULCH, ENSURE
ROOT FLARE IS VIABLE

4 (3) HQ
|
(5) ™™

TURF |/l %

. ' " SIDEWALK/PAVING

E | [ i I

TN ‘ ::‘ ‘ / I R ERR \y = WATE

) =L LT BRSIAT i 3" WATER RETENTION SOIL RING
3 kR, JERTICAL | D '0!:) ff,&&/‘ (e ~_ EXISTING UNDISTURBED SUBGRADE

STRIP SOD FROM UNDER ==

MULCHED AREA A H T

‘E‘ ‘ ‘jk PLANTING MIX/NATIVE SOIL BACKFILL

J/—TREE PIT TO BE MINIMUM OF

FERTILIZER TABLETS (3 = === = i 2.5 X ROOT BALL DIAMETER
LANDSCAPE REQUIREMENTS ER TheE. SPACED EVENLY |
AROUND ROOTBALL I —
OPEN SPACE REQUIRED: Y ch:§5$ SCEL,E’Y'TSE’,'@S”ETER &
25% OF TOTAL LOT AREA
- 254,436X0.25 = 63,609 SF REQUIRED
74,351 SF PROVIDED (29.2%) SHRUB PLANTING DETAIL (DECIDUOUS AND EVERGREEN)
LANDSCAPING REQUIRED: N.T.S.
TR TR P FEReD o ot 501 TIDEWATER DR
’ ’ “43 SHRUBS & 7 TREES PROVIDED ROOTBALL (CONTAINER 1% X MATURE ON—CENTER SPACING_,, ON—CENTER SPACING ROOT BALL (BALL AND
8CR)S¥XII%\I§RE%%¥%RENTIRE DIAMETER OF SHRUB (SEE PLAN OR PLANT BURLAPED). CUT TWINE AND
=< R e SN foniEat A et
) ’ ’ 64 SHRUBS PROVIDED EDGE OF SIDEWALK BEFORE INSTALLATION
OR CURB PLANTING TOPSOIL WEST BRANCH
SCREENING REQUIRED: N FOR BACKFILLING CEDAR COUNTY
\ PARKING ARES SHALL BE EFFECTIVELY SCREENED FROM GENERAL ' i 7 , : LI/ TURE AL IOWA
PUBLIC VIEW AND CONTAIN SHADE TREES WITHIN PARKING ISLANDS NS =5 SRS AN e
WHERE MULTIPLE AISLES OF PARKING EXIST. 4" MINMUM DEPTH ‘Mﬁf H:mﬁmﬁ—: SPADE CUT EDGE

il || E=TN~— FERTILIZER TABLETS
— T—IlI=]  (3) PER SHRUB SPACED
—I[[I=I/F  EVENLY AROUND ROOTBALL

< NOT LESS THAN 5.0% OF THE INTERIOR PARKING ARFA SHALL BE gigﬁDaﬁl’_cﬁAg%"OOD
LANDSCAPED WITHIN PARKING ISLANDS.

- 141,649 X 0.05 = 7,082 SF REQUIRED (5.0%)

— f
I}
1 |
. PLANTING HOLE SHALL BE ] ‘
@/\ 3,050 SF PROVIDED (2.2%) 2X DIAMETER OF ROOTBALL ~ EXISTING UNDISTURBED

AND 6" MINIMUM DEEPER SUBGRADE
*VARIANCE REQUEST TO SUBSTITUTE REQUIRED TREES WITH
SHRUBS AND TO REDUCE REQUIRED INTERIOR PARKING LANDSCAPE

FROM 5.0% TO 2.2% AS THE TOTAL OPEN SPACE ON THE LOT
EXCEEDS THE MIN. 25%.
UTILITIES @ MMS CONSULTANTS, INC.
THE CONTRACTOR SHALL NOTIFY IOWA
SYMBOL CODE QTY BOTANICAL NAME COMMON NAME INSTALL SIZE COMMENT MATURE H. X W. ONE CALL AT 811 OR 800,/292-8989 SM Date:
NO LESS THAN 48 HRS. IN ADVANCE 05/12/2025
TREES OF ANY DIGGING OR EXCAVATION. Sesioned by PR
S WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN RAN | 1379,1394,1412
2 Amelanch diflora * Autumn Brillance®  Autumn Brilance Serviceb \ NP THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE | Drown oo Sedle:
/ AG ’ metanehier x grandifiora - Avtumn Brillance. - Avtumn Brilance oervieeberry & Mt Contamer 25 x 20 OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR ¥ RAN =40
SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES.
UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE || Checked by: Sheet No:
SHRUBS SURVEYS AND RECORDS, AND THEREFORE THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE KJB
R ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN || TFroject No:
@ HQ 43 Hydrangea quercifolia “Sike' s Dwarf Sike's Dwarf Oakleaf Hydrangea 18" Ht. Contamer 4 x4 OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT
LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE
PN ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.
E"\uﬁ? ™ 44 Taxus x media " Densiformis” Dense Yew 1 &" Ht. Container 3" x5" 1 1 799_001 o
ﬁf‘:\%} TO 20 Thuja occidentalis " Little Giant™ Little Giant Arborvitae | 8" Ht. Container 5 x5
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General Structural Notes:

**All General Structural Notes are in Reference to IBC 2021.
For Further Clarifications of Each Note, Please Refer to the IBC 2021 & ANCE Standard 7-16 Code Books.

***Verify With Local & State Officials on Current Code Adoption Increase Loading as Necessary***

Minimum Design Loads: (PSF = per square foot)

Roof Framing Design Loads:
Snow Load = 30 PSF
(Plus Unbalanced And Snow Drift Loading Accordance With ASCE 7-16
Based On Ground Snow Load Of 30 PSF, Importance Factor of 1.00)
Top Chord Live Load = 30 PSF
Top Chord Dead Load = 10 PSF (Verify w/owner on Solar Panel present or future installation)
Bottom Chord Live Load = 0 PSF (Verify w/designs for any Storage or Room In Attic Loading)
Bottom Chord Dead Load = 10 PSF

Floor Framing Design Loads:
Top Chord Live Load =
Top Chord Dead Load =
Bottom Chord Live Load =
Bottom Chord Dead Load =

Wind Design Loading: (verify with local bldg. officials for code adoption)
Per IBC 2021 requirements (108 mph 3-second gust, Exposure C, Seismic Cat.=D)

General Framing Notes:

2303.1 General.

Structural sawn lamber; end-jointed lumber; prefabricated

wood l-joist; structural glued-laminated timber; wood

structural panels; fiberboard sheathing (where used structurally);
hardboard siding (where used structurally); particleboard;
preservative-treated wood; structural log members; structural
composite lumber; round timber poles and piles; joist hangers; nails;
and staples shall conform to the applicable provisions of Chapter 23 of
IBC 2021 code book (or locally adopted codes)

2308.4.3 Engineered wood products.

Engineered wood products shall be installed in accordance

with manufacturer’s recommendations. Cuts, notches, and holes
bored in trusses, structural composite lumber, structural
glued-laminated members or I-Joist are not permitted except
were permitted by the manufacturer’s recommendations or where
the effects of such alterations are specifically considered in

the design of the member by a registered design professional.

**TNT Properties & Design L.L.C. Produces Designs Based on Common Practices Within and Around the Area of Dubuque, IA.
Therefore, TNT Properties & Design L.L.C. Cannot be Held Accountable for any Errors and/or Omissions that Could Affect the
Overall Outcome or Compromise the Structure. It is the Job of the General Contractor to Verify if the Designs Work with All Codes.

Job Notes:

BUILDING CODE = IBC 2021

OCCUPANCY = B (BUSINESS), S-1 (MODERATE HAZARD STORAGE)
CONSTRUCTION TYPE = [I-B

NFPA 13 SYSTEM PROVIDED - DESIGNED BY SUPPLIER
PRE-ENGINEERED STRUCTURAL BUILDING - DESIGNED BY SUPPLIER

GROSS FOOTPRINT = 27856
B AREA = 12722 MAIN FLOOR SF + 3528 SECOND FLOOR SF = 16250SF
S-1 AREA = 14420 SHOP & PARTS + 2270 MEZZ PARTS = 16690 SF

**ALL EXTERIOR DIMENSIONS ARE O/S STRUCTURAL STEEL**
**ALL INTERIOR DIMENSIONS ARE TO FACE OF METAL STUDS**

**PRE-ENGINEERED METAL BUILDING DESIGNED BY MFG**
**ALL EXTERIOR & INTERIOR COLORS T.B.D. BY OWNER**

**ALL MECHANICAL LOCATIONS
& SIZES DESIGNED BY MECHANICAL CONTRACTOR**

**ALL ELECTRICAL LOCATIONS & SIZES DESIGNED
BY ELECTRICAL CONTRACTOR™*

**ALL PLUMBING LOCATIONS, MFG, & SYTLE
DESIGNED BY OWNER & PLUMBING CONTRACTOR**
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Brown's - West Branch

DESIGNER: JAT
TNT Properties & Design, L.LC

THESE PLANS ARE PROPERTY OF TNT
PROPERTIES & DESIGN, L.L.C. THESE PLANS
AND DESIGNS WERE CREATED AND
DEVELOPED SOLELY FOR THIS SPECIFIC
PROJECT AND SHALL NOT BE REPRODUCED
OR COPIED FOR ANY PURPOSE WITHOUT
THE EXPRESSED WRITTEN CONSENT FROM
TNT PROPERTIES & DESIGN, L.L.C.

Brown's - West Branch

FOR STRUCTURAL INTEGRITY. OWNER AND/OR GENERAL CONTRACTOR SHALL ASSUME SOLE

RESPONSIBILITY FOR THE STRUCTURAL DEFICIENCIES. CONSEQUENTIAL DAMAGES ARE
SPECIFICALLY EXCLUDED. USERS OF THESE PLANS UNDERSTAND AND AGREE THAT NO

AND STRUCTURAL REQUIREMENTS CONFORMING TO ALL STATE AND LOCAL BUILDING CODES
WARRANTIES HAVE BEEN PROVIDED, EXPRESSED. NOR IMPLIED AND

ENGINEER. CONSTRUCTION FROM THE PLANS SHOULD NOT BE UNDERTAKEN WITHOUT
A LICENSED CONSTRUCTION PROFESSIONAL. TNT PROPERTIES & DESIGN, L.L.C.
ASSUMES NO RESPONSIBILITY FOR STRUCTURAL, DIMENSIONS ERRORS, OR OMMISIONS.
FULL LIABILITY FOR ACTUAL FIELD DIMENSIONS, DETAILS, CONSTRUCTION TECHNIQUES,
AND ORDINANCES. TNT PROPERTIES & DESIGN, L.L.C. ACCEPTS NO RESPONSIBILITY

THE PLANS THAT ARE BEING FURNISHED BY TNT PROPERTIES & DESIGN, L.L.C
ARE COMPOSED BY A DRAFTSPERSON WHO IS NOT A LICENSED ARCHITECT OR

PROPLICTIES
& DESIGN, LLC

tntpropanddesign@gmail.com

TNT PROPERTIES & DESIGN, L.L.C. DECLINES AND ALL CLAIMS FOR FAULTY WORKMANSHIP




PROPLIKTIE S
& DESIGN, LLC

GENERAL NOTES .

ALL EXTERIOR DIMENSIONS ARE O/S PRE-ENGINEERED METAL BUILDING STRUCTURAL FRAME (U.N.O)
ALL INTERIOR DIMENSIONS ARE TO FACE OF METAL STUDS (U.N.O.)

FIRE RATED WALL REQUIRENTS = I1I-B

STRUCTUAL FRAME = 0HR

BEARING WALLS-EXTERIOR = 0HR

BEARING WALLS-INTERIOR = 0HR

NON-BEARING WALLS-EXTERIOR = 0HR

NON-BEARING WALLS-INTERIOR = OHR

FLOOR CONSTRUCTION = 0HR EXIT ACCESS TRAVEL DISTANCE PER TABLE 1017.2
ROOF CONSTRUCTION = 0HR WITH SPRINKLER SYSTEM

DESIGNER: JAT

TNT Properties & Design, L.LC.
tntpropanddesign@gmail.com

563-329-1189

OCCUPANCY - MAX ALLOWABLE PER PERSON PER TABLE 1004.5 GROUP B: 300ft
GROUP B: 150sf GROUP S-1: 250ft
GROUP S-1: 500sf

STORAGE AREAS: 300sf

PROPERTIES & DESIGN, L.L.C. THESE PLANS
DEVELOPED SOLELY FOR THIS SPECIFIC
PROJECT AND SHALL NOT BE REPRODUCED
OR COPIED FOR ANY PURPOSE WITHOUT
THE EXPRESSED WRITTEN CONSENT FROM
TNT PROPERTIES & DESIGN, L.L.C.
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AND DESIGNS WERE CREATED AND

OFFICE/SHOWROOM/SERVICE CENTER/SERVICE WRITER AREA = 12722/100=127
SECOND FLOOR OFFICE AREA = 2756/100=27

REPAIR GARAGE = 12731/100=127

PARTS & STORAGE=4133/500=8
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Project location: West Branch, lowa S & % %
Roof Loads 5
Ground Snow Load (Pg): 25psf
Uniform Dead Load: Per MFG -+
Roof Top Units Designed By Mechancial Contractor Sizes and Locations TBD @ @ %
Exposure Category: C it & - ;
Wind Loads L > 1 he L o 1 L A= 5 ® :
Basic Wind Speed Risk Catagory II: 108mph (3-sec Gust) e
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Jon A homas-Owner/Designer
Licensed & Insured
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GENERAL ACCESSIBILITY SYMBOLS (IBC 2021);
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ENGINEER. CONSTRUCTION FROM THE PLANS SHOULD NOT BE UNDERTAKEN WITHOUT
ASSUMES NO RESPONSIBILITY FOR STRUCTURAL, DIMENSIONS ERRORS, OR OMMISIONS.
FULL LIABILITY FOR ACTUAL FIELD DIMENSIONS, DETAILS, CONSTRUCTION TECHNIQUES,

THE PLANS THAT ARE BEING FURNISHED BY TNT PROPERTIES & DESIGN, L.L.C.
ARE COMPOSED BY A DRAFTSPERSON WHO IS NOT A LICENSED ARCHITECT OR
A LICENSED CONSTRUCTION PROFESSIONAL. TNT PROPERTIES & DESIGN, L.L.C.
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Licensed & Insured

License# C130790lowa A0.02
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TNT Properties & Design, L.LC.
tntpropanddesign@gmail.com

563-329-1189
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DESCRIPTION

LOTS 10, 11, AND 13 OF PARKSIDE HILLS, LOTS 1 AND 2 OF PARKSIDE HILLS — SECOND ADDITION, LOTS 1 THROUGH 28, AND OUTLOT "A" OF
PARKSIDE HILLS — THIRD ADDITION, TO WEST BRANCH, CEDAR COUNTY, IOWA, DESCRIBED AS FOLLOWS:

BEGINNING at the Southeast Corner of Parkside Hills, to West Branch, lowa, in accordance with the Plat thereof Recorded in Book 1622 at Pages
81—120 of the Records of the Cedar County Recorder’s Office; Thence S81°57°34"W, along the South Line of said Parkside Hills, 2.06 feet; Thence
S71°39'35"W, along said South Line, 158.42 feet; Thence S89°35'43"W, along said South Line, 163.59 feet; Thence N68°48'05"W, along said South
line, and the South Line of Parkside Hills — Second Addition, in accordance with the Plat thereof Recorded in Book 1673 at Pages 3—11 of the

PARKSIDE HILLS

Records of the Cedar County Recorder’s Office, 1294.32 feet, to the Southwest Corner of said Parkside Hills — Second Addition; Thence WE B RAN H I WA
NO0'23’24"W, along the West Line of said Parkside Hills — Second Addition, 314.42 feet, to the Northwest Corner of said Parkside Hills — Second I y
Addition; Thence N89°24°33"E, along the North Line of said Parkside Hills — Second Addition, 100.62 feet; Thence Southeasterly, 220.14 feet, along
said North Line, on a 470.00 foot radius curve, concave Southwesterly, whose 218.13 foot chord bears S77°10'21"E; Thence S63°45'16"E, along said T —0
North Line, 37.62 feet; Thence Southeasterly, 248.56 feet, along said North Line, and the North Line of Lot 13, of said Parkside Hills, on a 530.00 EEI=] =
foot radius curve, concave Northeasterly, whose 246.29 foot chord bears S77°11°23"°E; Thence N89°22'29"E, along said North Line of Lot 13, a PREPARED BY: APPLICANT: APPLICANT ATTORNEY: 05 25 50
distance of 258.31 feet, to the Northeast Corner of said Lot 13; Thence Southeasterly, 31.42 feet, along the East Line of said Lot 13, on a 20.00 MMS CONSULTANTS INC. GENESIS DEVELOPMENT GROUP LLC JAMES D HOUGHTON GRAPHIC SCALE IN FEET
foot radius curve, concave Southwesterly, whose 28.28 foot chord bears S45°37’31"E; Thence S00°37'31"E, along said East Line, 264.80 feet; Thence 1917 S. GILBERT STREET 32 HUMMINGBIRD LN 216 STEVENS DRIVE 1750
Southeasterly, 118.99 feet, along said East Line, and the North Line of Lot 11 of said Parkside Hills, on a 100.00 foot radius curve, concave -
Northeasterly, whose 112.09 foot chord bears S34°42'48"E; Thence S68°48'05”E, along said North Line, 147.79 feet; Thence Southeasterly, 1.95 feet, IOWA CITY, 1A 52240 IOWA CITY, 1A 52245 IOWA CITY, 1A 52240
along said North Line, on a 94.50 foot radius curve, concave Northeasterly, whose 1.95 foot chord bears S69°23'32"E; Thence Southeasterly, 12.08
feet, along said North Line, on a 20.00 foot radius curve, concave Southwesterly, whose 11.90 foot chord bears S52°40°49”E; Thence Northeasterly,
164.75 feet, along said North Line, the North Line of Lot 10 of Parkside Hills, and the West Line of Parkside Hills — Third Addition, in accordance
with the Plat thereof Recorded in Book 1770 at Pages 204—211 of the Records of the Cedar County Recorder’'s Office, on a 65.00 foot radius
curve, concave Northwesterly, whose 124.06 foot chord bears N72°00'43"E; Thence N00°35'54”W, along said West Line, 334.20 feet; Thence
Northeasterly, 2.67 feet, along said West Line, on a 120.00 foot radius curve, concave Southeasterly, whose 2.67 foot chord bears N0002'19"E, to
the Northwest Corner of said Parkside Hills — Third Addition; Thence Northeasterly, 37.01 feet, along the North Line of said Parkside Hills — Third [ \ \ \\
Addition, on a 20.00 foot radius curve, concave Southeasterly, whose 31.95 foot chord bears N53°41'25"E; Thence Southeasterly, 175.68 feet, along ‘ | C \ M
said North Line, on a 930.00 foot radius curve, concave Northeasterly, whose 175.41 foot chord bears S78°42'25”E, to the Northwest Corner of @@@KS@N SUD”VHSH@N ‘ " \ /@é AN
Parkside Hills — Fourth Addition, in accordance with the Recorded Plat thereof ; Thence S01°02'25"E, along the West Line of said Parkside Hills — } | } \\ A\ Cl\/”. ENGINEERS
Fourth Addition, 434.00 feet, to the Southwest Corner of said Parkside Hills — Fourth Addition; Thence N89°24°06"E, along the South Line of said } | Lo . \
Parkside Hills — Fourth Addition, 10.16 feet; Thence N31°35'06”E, along said South Line, 64.45 feet; Thence N79°24°19”E, along said South Line, | = | | | \ LAND PLANNERS
77.50 feet, to the Southeast Corner thereof, and the Northeast Corner of Outlot "A”, of said Parkside Hills — Third Addition; Thence S01°02°25"E, T RECORDED IN BOOK 11l AT PAGES 3%%-3%4 oF THE %ZEOORDG OF THE &‘ED*R COUNTY RECORDER'S OFFICE ST@C@LMAN S 'ﬂgT | \\\
along the East Line of said Outlot "A”, and the East Line of Lot 10, of said Parkside Hills, 172.37 feet, to the POINT OF BEGINNING, | o ) B Y, ‘ | S~ ‘ X | N LAND SURVEYORS
/ | SRR A e \ 3 \ | ' N %
! NI Ly / | t | - - ‘
Also, | . Lo | B L o o ~ o " ADDITION t \« N\ LANDSCAPE ARCHITECTS
‘ i ‘ / ‘ | [ [ - { | \
Outlot "A” of Parkside Hills, to West Branch, lowa, in accordance with the Plat thereof Recorded in Book 1622 at Pages 81—120 of the Records of ‘ ! } ‘ ! ] } - / / ‘ \ | \\ | | | _ / \\\ ENV|RONMENTAL SPEClAUSTS
the Cedar County Recorder’s Office. ‘ T 2000 ‘ / / | . 4 \
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SITE CHARACTERISTICS  SITE AREA      2.06 SF 2.06 SF RESIDENTIAL UNITS     48 UNITS 48 UNITS  (30 ONE-BEDROOM, 18 TWO-BEDROOM) PARKING REQUIREMENTS (1.5 PER UNIT)    30 ONE-BEDROOM UNITS    45 SPACES 45 SPACES 18 TWO-BEDROOM UNITS    27 SPACES 27 SPACES TOTAL REQUIRED SPACES    72 SPACES  72 SPACES  PROVIDED ELM STREET PARKING    7 SPACES  7 SPACES PROVIDED CARPORT PARKING   34 SPACES 34 SPACES PROVIDED OUTDOOR PARKING   54 SPACES 54 SPACES EXISTING PARKING      7 SPACES  7 SPACES TOTAL PROVIDED PARKING   102 SPACES 102 SPACES 

AutoCAD SHX Text
SITE CHARACTERISTICS  SITE AREA      2.97 SF 2.97 SF RESIDENTIAL UNITS     66 UNITS 66 UNITS  (42 ONE-BEDROOM, 24 TWO-BEDROOM) PARKING REQUIREMENTS (1.5 PER UNIT)    42 ONE-BEDROOM UNITS    63 SPACES 63 SPACES 24 TWO-BEDROOM UNITS    36 SPACES 36 SPACES TOTAL REQUIRED SPACES    99 SPACES 99 SPACES PROVIDED ELM STREET PARKING  32 SPACES 32 SPACES PROVIDED CARPORT PARKING   48 SPACES 48 SPACES PROVIDED OUTDOOR PARKING   103 SPACES 103 SPACES TOTAL PROVIDED PARKING   183 SPACES 183 SPACES 

AutoCAD SHX Text
SITE CHARACTERISTICS  SITE AREA      2.38 AC 2.38 AC RESIDENTIAL UNITS     60 UNITS 60 UNITS      (60 TWO-BEDROOM) (60 TWO-BEDROOM) PARKING REQUIREMENTS (1.5 PER UNIT)     60 TWO-BEDROOM UNITS    90 SPACES 90 SPACES TOTAL REQUIRED SPACES    90 SPACES  90 SPACES  PROVIDED OUTDOOR PARKING   93 SPACES 93 SPACES TOTAL PROVIDED PARKING   93 SPACES 93 SPACES 

AutoCAD SHX Text
SITE CHARACTERISTICS  SITE AREA      1.68 SF 1.68 SF RESIDENTIAL UNITS     24 UNITS 24 UNITS      (24 TWO-BEDROOM) (24 TWO-BEDROOM) PARKING REQUIREMENTS (1.5 PER UNIT)      24 TWO-BEDROOM UNITS    36 SPACES 36 SPACES TOTAL REQUIRED SPACES    36 SPACES  36 SPACES  PROVIDED OUTDOOR PARKING   38 SPACES 38 SPACES TOTAL PROVIDED PARKING   38 SPACES 38 SPACES 
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SITE CHARACTERISTICS  SITE AREA      2.42 AC 2.42 AC PARKING REQUIREMENTS      50 HOTEL ROOMS     60 SPACES 60 SPACES (1.2 SPACES PER ROOM) 9,400 SF COMMERCIAL SPACE   94 SPACES 94 SPACES (1 SPACE PER 100 SF) TOTAL REQUIRED SPACES    154 SPACES 154 SPACES PROVIDED ELM STREET PARKING  27  SPACES 27  SPACES PROVIDED OUTDOOR PARKING   136 SPACES 136 SPACES TOTAL PROVIDED PARKING   163 SPACES 163 SPACES 
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SITE CHARACTERISTICS  SITE AREA      1.31 AC 1.31 AC RESIDENTIAL UNITS     24 UNITS 24 UNITS (24 TWO-BEDROOM) PARKING REQUIREMENTS (2 PER UNIT)      24 TWO-BEDROOM UNITS    48 SPACES 48 SPACES TOTAL REQUIRED SPACES    48 SPACES  48 SPACES  PROVIDED CARPORT PARKING   24 SPACES 24 SPACES PROVIDED OUTDOOR PARKING   24 SPACES 24 SPACES TOTAL PROVIDED PARKING   48 SPACES 48 SPACES 
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COMMERCIAL BUILDING 7,000 SF
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COMMERCIAL BUILDING 2,400 SF

AutoCAD SHX Text
HOTEL 50 ROOMS
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RESIDENTIAL BUILDING 12 TWO-BEDROOM UNITS
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RESIDENTIAL BUILDING 12 TWO-BEDROOM UNITS
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RESIDENTIAL BUILDING 12 TWO-BEDROOM UNITS
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RESIDENTIAL BUILDING 12 TWO-BEDROOM UNITS
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RESIDENTIAL BUILDING 12 TWO-BEDROOM UNITS
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RESIDENTIAL BUILDING 12 TWO-BEDROOM UNITS
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RESIDENTIAL BUILDING 12 TWO-BEDROOM UNITS
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RESIDENTIAL BUILDING 12 UNITS
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RESIDENTIAL BUILDING 12 UNITS
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RESIDENTIAL BUILDING 12 UNITS
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RESIDENTIAL BUILDING 9 UNITS
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RESIDENTIAL BUILDING 12 UNITS
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RESIDENTIAL BUILDING 9 UNITS
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RESIDENTIAL BUILDING 9 UNITS
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RESIDENTIAL BUILDING 9 UNITS
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RESIDENTIAL BUILDING 15 UNITS
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RESIDENTIAL BUILDING 15 UNITS
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72 TOTAL ONE-BEDROOM UNITS, 150 TOTAL TWO-BEDROOM UNITS 19,900 SF TOTAL COMMERCIAL SPACE
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DESCRIPTION LOTS 10, 11, AND 13 OF PARKSIDE HILLS, LOTS 1 AND 2 OF PARKSIDE HILLS - SECOND ADDITION, LOTS 1 THROUGH 28, AND OUTLOT "A" OF PARKSIDE HILLS - THIRD ADDITION, TO WEST BRANCH, CEDAR COUNTY, IOWA, DESCRIBED AS FOLLOWS: BEGINNING at the Southeast Corner of Parkside Hills, to West Branch, Iowa, in accordance with the Plat thereof Recorded in Book 1622 at Pages 81-120 of the Records of the Cedar County Recorder's Office; Thence S81°57'34"W, along the South Line of said Parkside Hills, 2.06 feet; ThenceS71°39'35"W, along said South Line, 158.42 feet; Thence S89°35'43"W, along said South Line, 163.59 feet; Thence N68°48'05"W, along said Southline, and the South Line of Parkside Hills - Second Addition, in accordance with the Plat thereof Recorded in Book 1673 at Pages 3-11 of the Records of the Cedar County Recorder's Office, 1294.32 feet, to the Southwest Corner of said Parkside Hills - Second Addition; Thence N00°23'24"W, along the West Line of said Parkside Hills - Second Addition, 314.42 feet, to the Northwest Corner of said Parkside Hills - SecondAddition; Thence N89°24'33"E, along the North Line of said Parkside Hills - Second Addition, 100.62 feet; Thence Southeasterly, 220.14 feet, alongsaid North Line, on a 470.00 foot radius curve, concave Southwesterly, whose 218.13 foot chord bears S77°10'21"E; Thence S63°45'16"E, along saidNorth Line, 37.62 feet; Thence Southeasterly, 248.56 feet, along said North Line, and the North Line of Lot 13, of said Parkside Hills, on a 530.00 foot radius curve, concave Northeasterly, whose 246.29 foot chord bears S77°11'23"E; Thence N89°22'29"E, along said North Line of Lot 13, adistance of 258.31 feet, to the Northeast Corner of said Lot 13; Thence Southeasterly, 31.42 feet, along the East Line of said Lot 13, on a 20.00 foot radius curve, concave Southwesterly, whose 28.28 foot chord bears S45°37'31"E; Thence S00°37'31"E, along said East Line, 264.80 feet; ThenceSoutheasterly, 118.99 feet, along said East Line, and the North Line of Lot 11 of said Parkside Hills, on a 100.00 foot radius curve, concave Northeasterly, whose 112.09 foot chord bears S34°42'48"E; Thence S68°48'05"E, along said North Line, 147.79 feet; Thence Southeasterly, 1.95 feet,along said North Line, on a 94.50 foot radius curve, concave Northeasterly, whose 1.95 foot chord bears S69°23'32"E; Thence Southeasterly, 12.08feet, along said North Line, on a 20.00 foot radius curve, concave Southwesterly, whose 11.90 foot chord bears S52°40'49"E; Thence Northeasterly,164.75 feet, along said North Line, the North Line of Lot 10 of Parkside Hills, and the West Line of Parkside Hills - Third Addition, in accordance with the Plat thereof Recorded in Book 1770 at Pages 204-211 of the Records of the Cedar County Recorder's Office, on a 65.00 foot radius curve, concave Northwesterly, whose 124.06 foot chord bears N72°00'43"E; Thence N00°35'54"W, along said West Line, 334.20 feet; ThenceNortheasterly, 2.67 feet, along said West Line, on a 120.00 foot radius curve, concave Southeasterly, whose 2.67 foot chord bears N00°02'19"E, tothe Northwest Corner of said Parkside Hills - Third Addition; Thence Northeasterly, 37.01 feet, along the North Line of said Parkside Hills - Third Addition, on a 20.00 foot radius curve, concave Southeasterly, whose 31.95 foot chord bears N53°41'25"E; Thence Southeasterly, 175.68 feet, alongsaid North Line, on a 930.00 foot radius curve, concave Northeasterly, whose 175.41 foot chord bears S78°42'25"E, to the Northwest Corner ofParkside Hills - Fourth Addition, in accordance with the Recorded Plat thereof ; Thence S01°02'25"E, along the West Line of said Parkside Hills -Fourth Addition, 434.00 feet, to the Southwest Corner of said Parkside Hills - Fourth Addition; Thence N89°24'06"E, along the South Line of saidParkside Hills - Fourth Addition, 10.16 feet; Thence N31°35'06"E, along said South Line, 64.45 feet; Thence N79°24'19"E, along said South Line,77.50 feet, to the Southeast Corner thereof, and the Northeast Corner of Outlot "A", of said Parkside Hills - Third Addition; Thence S01°02'25"E,along the East Line of said Outlot "A", and the East Line of Lot 10, of said Parkside Hills, 172.37 feet, to the POINT OF BEGINNING,  Also,  Outlot "A" of Parkside Hills, to West Branch, Iowa, in accordance with the Plat thereof Recorded in Book 1622 at Pages 81-120 of the Records of the Cedar County Recorder's Office. Said Tract of Land contains 12.83 Acres, and is subject to easements and restrictions of record.

AutoCAD SHX Text
EXISTING PARKING


Gi\12148\12148-004\PRELIM\12148-004X-VTRAC.dwg, 8/20/2025 12:25:33 PM, DWG To PDF.pc3

5 ’{uk;v 77_77UE . e re— ——
8W
OUTLOTTE 4 CIVIL ENGINEERS
. 6 . R LAND PLANNERS
****** N R B S e LAND SURVEYORS
St R e . LANDSCAPE ARCHITECTS
— 0 g ENVIRONMENTAL SPECIALISTS
Bl N dlaw 4 =~ \\f‘\\\\;\\_ J \/\ 1917 S. GILBERT ST.
1Y i SR ==l MR I 419) 3516282
f | T —— = - 51-
) :‘\F ) /, FWJ STE www.mmsconsultants.net
5| il =
= | | q“: ; <| T it
bo T } :,.:: I‘ I
i ‘ — | i
ﬁ 2 LL | } 1: Date Revision
f | PARKSIDE HILL . 5 }00 j{ 08-20-25  Per city comments - bah
|| J:} ; || MRS | ey (1R K
- = ; R : F&DAD[ o |
- il = Ral g
I ) ; | M
! = * = H
/ ‘\ 1 %“ [T ' jﬂj Vi
\ = §§ ~— A
T~ L IAE 218
\ B N
L | (l J1IE | VEHICLE TRACKING
S~ ) | LA T
S | L B EXHIBIT-FIRE ACCESS
Ly | VHE
~< E o
(fSI0E HILDS_ /,-' 7| BE PARKSIDE HILLS
~ |
NN \/\\\\\ — |

: 5 WEST BRANCH
71/ | CEDAR COUNTY

0l

=

21,667

54,084 Designed by: Field Book No:

k JDM

lowa City—Ladder

Q S — 9. W IOWA
f ) i \* 3 o~ . ../-/\;-
Jassi=a=—=": NS /[ | MMS CONSULTANTS, INC.
LUE J}J = pARKSIDE HILLS : Pate: 7/24/2025

. Drawn by: Scale:

Overall Length 41.750ft " '
QOverall Wid . Q.070ft 1 TN e . ) BAH 1"=100
Overdll Body Height 7.715ft / Checked by: Sheet No:

01025 50 75 100 ¥|n Eov?/)at%roun Clearance 88%8% — — , RLA 1
rac i .

GRAPHIC SCALE IN FEET Lock—to—lock time 6_003. Project No:
1"=100' Max Wheel Angle 40.70

12148-004 of: 1



AutoCAD SHX Text
t

AutoCAD SHX Text
t

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
S

AutoCAD SHX Text
AREA DRAIN

AutoCAD SHX Text
AC

AutoCAD SHX Text
AC

AutoCAD SHX Text
S

AutoCAD SHX Text
D

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
BM

AutoCAD SHX Text
TV

AutoCAD SHX Text
t

AutoCAD SHX Text
t

AutoCAD SHX Text
TV

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
N

AutoCAD SHX Text
S

AutoCAD SHX Text
E

AutoCAD SHX Text
W


	1_Agenda 25_08_26
	3a_Minutes P&Z 25_07_22_AK_
	4a_Site Plan Application_Browns
	4aa_08.20.2025 Full Site Plan 11799-001-y-2025.08.19
	11799-001Y-C120
	11799-001Y-C120

	11799-001Y-C121
	11799-001Y-C121

	11799-001Y-C122
	11799-001Y-C122

	11799-001Y-C123
	11799-001Y-C123

	11799-001Y-C124
	11799-001Y-C124

	11799-001Y-C140
	11799-001Y-C140

	11799-001Y-C141
	11799-001Y-C141

	11799-001Y-C142
	11799-001Y-C142

	11799-001Y-C160
	11799-001Y-C160

	11799-001Y-C500
	11799-001Y-C500

	11799-001Y-L100
	11799-001Y-L100


	4aaa_Brown's - West Branch Sealed 3242025 Architectural Drawings
	4b_12148-004O-1_New 08_20_2025
	Sheets and Views
	1


	4bb_12148-004X-VTRAC-1
	Sheets and Views
	1



