WEST BRANCH

PLANNING AND ZONING COMMISSION MEETING
Tuesday, November 25, 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 October 14, 2025 meeting.
4. Public Hearing/Non-Consent Agenda. /Move to action.
a. Review and Approve Site Plan for the Pickleball Court to be placed at Cubby

o

Park / Move to Action.
b. Review and Approve Site Plan for Parkside Partners, Lot 1./ Move to Action
. Discussion

. City Staff reports

. Comments from Chair and Commission Members

. Next regular Planning & Zoning Commission meeting Tuesday, January 27, 2025
. Adjourn

O 0 3 O\

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

October 14, 2025
West Branch City Council Chambers, 110 North Poplar Street

Chair John Fuller 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
Madison Conley arrived at 7:03pm

Council members present: Mayor Roger Laughlin

Absent: Emile Walsh, Ryan Foley

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 Fuller, second by Bowers to add Emily Wash as an attendant to last meetings minutes.
Motion approved 4-0

APPROVE MINUTES/MOVE TO ACTION.
Motion by Van Scoyoc, second by Bower. Motion approved 4-0

PUBLIC HEARING/NON-CONSENT AGENDA
a. Review and Approve Site Plan for Nordex Parking Lot expansion — 155 Faucet Drive
/ Move to Action.

Fuller noticed a revised vegetation plan. Engineer Chris said there are trees in every island and
bushes between the islands on the exterior. Bowers asked if engineer was okay with drawings and
Kofoed confirmed. Van Scoyoc asked about if city was okay with sewer easement. Mayor
Laughlin said yes. Motioned by Bower, second by Bowers. Motion approved 5-0

Comments from Chair and Commission Members

Inspector Goerdt summarized upcoming building permits going well for multifamily but slow for
single member. Would like to amend the ordinance. Kofoed mentioned public surveys will be
coming out in the next month or two for the comprehensive plan. Laughlin mentioned Parkside
Reimagined passed which comes with a hotel space, some commercial space, and up front

money for park and water needs.

Adjourn
Motion by Bower, second by Conley to adjourn the Planning & Zoning Commission meeting.

Motion carried on a voice vote. The meeting adjourned at 7:12 p.m.

Submitted by:
Adam Kofoed
City Administrator
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LOCATION:

SUBDIVIDER:

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,
LOCATED IN THE SOUTHWEST QUARTER OF THE NORTHWEST
QUARTER, AND THE SOUTHEAST QUARTER OF THE
NORTHWEST QUARTER OF SECTION 8, TOWNSHIP 79 NORTH,
RANGE 4 WEST, OF THE FIFTH PRINCIPAL MERIDIAN, WEST
BRANCH, CEDAR COUNTY, IOWA,

GENESIS DEVELOPMENT GROUP
32 HUMMINGBIRD LANE
IOWA CITY, IOWA 52245-9258

SUBDIVIDER'S ATTORNEY:

JAMES D. HOUGHTON
568 HIGHWAY #1 WEST
IOWA CITY, IOWA 52246

LAND SURVEYOR:

PROPRIETOR OR OWNER:

RICHARD R, NOWOTNY P.L.S.

PARKSIDE PARTNERS LLC

FINAL PLAT

PARKSIDE HILLS - 5TH ADDITION

A RESUBDIVISION OF 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

11.52 ACRES

MMS CONSULTANTS INC. 32 HUMMINGBIRD LANE FHﬁHﬁEIIE'El
1917 SOUTH GILBERT STREET IOWA CITY, IOWA 52245-9258
IOWA CITY, IOWA, 52240 01025 50 75 100
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165.11 PERMITTED OBSTRUCTION IN REQUIRED YARDS.

The following obstructions, when located in the minimum area required for specified yards,
shall be permitted.

1. Inall yards:
A. Chimneys projecting 18 inches or less into the yard;
B. Flag poles;

C. Ordinary projections of sills, belt courses, cornices and ornamental features projecting not
more than 18 inches into a yard;

D. Ornamental light standards;

E. Steps which are necessary for access to permitted buildings or for access to lots from
streets and required exterior fire escapes;

F. Fences, hedges, and walls (see Section 165.43 for requirements);

G. Retaining walls (see Section 165.43 and requirements specific to Retaining Walls
in 165.43(7)).

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. Inall 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.


https://codelibrary.amlegal.com/codes/westbranchia/latest/westbranch_ia/0-0-0-4718#JD_165.43
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F. Uncovered patios and decks constructed two feet (2') or less above grade must be set back at
least ten feet (10') from any front or street-side lot line and set back at least two feet (2') from
any alley right of way. Uncovered patios and decks constructed more than two feet (2') above
grade must be set back at least ten feet (10') from any front or street-side lot line.

3. Inrear yards:
A. Air-conditioning condensers for central air conditioning units;
B. Arbors and trellises;
C. Balconies of not more than five feet into the required yard;
D. Breezeways and open porches;
E. Private garage;
F. One-story bay windows projecting three feet or less into the yard;

G. Overhanging roof eaves and gutters, provided eaves and gutters of detached accessory
buildings are not less than two feet from a lot line;

H. Open terraces not over four feet above the average level of the adjoining ground, but not
including permanently roofed-over terraces or porches;

l. Open accessory off-street parking spaces;

J. Playground and laundry-drying equipment;

K. Private swimming pools and tennis courts;

L. Sheds, tool rooms or similar buildings customarily accessory to the principal use.
M. Satellite dish.

N. Uncovered patios and decks constructed two feet (2') or less above grade no rear setback
is required. Uncovered patios and decks constructed more than two feet (2') above grade must
be set back at least five feet (5') from any rear lot line.

4. Side yards:
A. Open accessory off-street parking spaces;
B. Overhanging eaves and gutters projecting 24 inches or less into the yard;

C. Air-conditioning condenser for air-conditioner units.



D. Uncovered patios and decks constructed two feet (2') or less above grade no side setback
is required. Uncovered patios and decks constructed more than two feet (2') above grade must
be set back at least five feet (5') from any side lot line.



ORDINANCE AMENDMENT 2025-02

AN ORDINANCE TO AMEND THE ZONING ORDINANCE CHAPTER 165 SECTION
165.12: PER SENATE FILE 592 07/01/2025

Be It Enacted by the City Council of the City of Durant, lowa:
Section 1 : Modified Chapter 165 section 165.12 to 165.12A for Accessory Buildings. And:

Adding Section 165.12 (B) Accessory Dwelling Units per Senate File 592 : A minimum of one
accessory dwelling unit on the same lot as a single-family residence is hereby allowed, with the
following conditions (written and directed by Senate File 592 07/01/2025; State of Iowa Code
Section 331.301)

(1) An accessory dwelling unit shall comply with all applicable building regulations as
defined in Chapter103A of the Code of Iowa.

(2) An accessory dwelling unit shall not exceed one thousand square feet, or fifty percent of
the size of the single-family residence, which ever is larger.

(3) An accessory dwelling unit shall be prohibited or limited only to the extent that a state
historic building code restriction, as adopted by a city in accordance with section
103A.43, subsection 3, a deed restriction, or a rule of a common interest community, as
defined in section 499C.1, limits or prohibits the construction or use of an accessory
dwelling unit. The imposition of an ordinance, motion, resolution, or amendment
regulating accessory dwelling units that is more restrictive when applied to a common
interest community than when applied to a single-family residence is prohibited.

(4) If a manufactured home as defined in section 435.1, subsection 3, or a mobile home as
defined in section 435.1 subsection 5, is used as an accessory dwelling unit, the
manufactured home or mobile home shall be converted to a real property by being placed
on a permanent foundation and assessed for real estate taxes pursuant to section 435.26.
(b) Except as otherwise provided in paragraph “a” or by state law, a city shall not impose
any of the following limitations or restrictions:

(1) Requirements related to the placement or appearance of an accessory dwelling unit
that are more restrictive than those Imposed o a single-family residence including but
not limited to the following: maximum building heights; minimum setback
requirements; minimum lot sizes; minimum building frontages; maximum lot
coverages; density requirements; and aesthetic or architectural standards or
requirements. Additionally, a city shall not require an accessory dwelling unit to
match the exterior design, roof pitch, or finishing maters of the single-family
residence.

(2) Regulations on the use of an accessory dwelling unit as a rental property that are
more restrictive than those provided for in subsections 9 and 16 of this section,
section 414.1, subsection 1, paragraph “e” and chapter 562A.



(3) A requirement that the lot containing a single-family residence and an accessory unit
have additional parking beyond that required for a single-family residence or payment
of a fee in lieu of providing additional parking.

(4) Restrictions on the occupancy of either the single-family residence or the accessory
dwelling unit by any of the following manners: requiring the property owner to be a
resident; requiring a familial, marital or employment relationship to exist between the
occupants of the single-family residence and the occupants of the accessory dwelling
unit; or restricting the occupancy of an accessory dwelling unit based on income or
age.

(5) A requirement of new or separate utility lines between the accessory dwelling unit
and public utility service connections. However, if full utility access that includes a
separate metering system for the billing purposes cannot be provided to the accessory
dwelling unit, then the city can require new or separate utility lines.

(6) Imposition of a different city impact fee structure or development standard for an
accessory dwelling unit than those used for a single-family residence on the same lot.

(7) The requirement of improvements or repairs to public streets or sidewalks beyond
those imposed on the single-family residence on the same lot.

(c) A city shall approve an accessory dwelling unit permit application that meets the
requirements set forth in paragraph “a” and by the state law without discretionary review
or hearing and consistent with the time frame assigned to the approval of a single-family
residence. An Accessory dwelling unit permit application shall not have a review
timeline or schedule in excess of a city’s normal review schedule for a single-family
residence. If the city denies an accessory dwelling unit permit, the reason for denial shall
be provided in writing to the applicant and include any remedy necessary to secure
approval.

(d) A city ordinance, motion, resolution, or amendment regulating accessory dwelling
units in a manner that conflicts with this subsection is void. Nothing in this subsection
prohibits a city from adopting and ordinance, motion, resolution or amendment that is
more permissive than the requirements provided in this subsection.

(e.) For the purposes in this subsection:

(1) Accessory dwelling unit means an additional residential dwelling unit located
on the same lot as a single-family residence that is either attached to or detached
from the single-family residence.

(2) Detached includes being part of an accessory structure such as a detached
garage.

(3) Dwelling unit means the same as defined in section 562A.6, subsection 3.

(4) Single family residence means the same as defined in section 562A.6
subsection 15 except to the extent that a single-family residence may share utility
lines with the accessory dwelling unit if full utility access that includes a separate



metering system for billing purposes can be provided to the accessory dwelling
unit.

Section 2. If any section, provision or part of this ordinance shall be adjudged invalid or
unconstitutional, such adjudication shall not affect the validity of the ordinance as a whole or any
section, provision or part thereof not adjudged invalid or unconstitutional

Section 3. This ordinance shall be in full force and effect from and after it’s passage and
publication as provided by law.

Section 4. That the City Clerk is hereby authorized and directed to cause certified copies of this
ordinance, to be properly filed in the office of the County Recorder.

Scott Spengler, Mayor

ATTEST: I, Deana Cavin, City Clerk of the City of Durant, lowa, hereby certify that the above
and forgoing is a true copy of an ordinance passed by the City Council of said City at a meeting
held 2025,and published as provided by law in the
on 2025.

Deana Cavin, City Operations Officer/Clerk

1% reading
2" reading
3" reading




VEENSTRA & KIMM INC.
2600 University Parkway, Suite 1
Coralville, lowa 52241

319.466.1000 // 888.241.8001
WWW.V-K.net

November 21, 2025

Adam Kofoed

City Administrator

City of West Branch

110 N. Poplar Street
West Branch, lowa 52358

PARKSIDE HILLS - 5™ ADDITION - LOT 1
SITE PLAN REVIEW

We have reviewed the Site Plan for Parkside Hills - 5t" Addition - Lot1 for conformance
with the City of West Branch Site Plan Ordinance and Design Standards. Based on our
review, we offer the following comments:

1. Indicate if lighting will be included in the carport area.

2. Parking requirement table lists 18 two bedroom units with 27 spaces required.
Correct table to show 36 spaces required for two bedroom units and 81 spaces
for total parking required. (noted that 99 spaces provided exceeds 81 spaces
required)

3. The northeast building FFE is shown at 740.45. The adjacent grade in the
northeast corner is shown to be 731.87. The proposed grade slopes down from
the building at 25%. The sidewalk directly east of the corner of the building is
proposed at elevation 728.31. The visual appearance in that short distance will
be a steep slope to a concrete wall that is 8.6 feet tall to the first floor. The
building is proposed to be 3 stories with an overall height above FFE of .
approximately 40 feet. The building peak will be roughly 52 feet above the
sidewalk elevation in this location. The building foundation will be 8.6 feet
above grade and roughly 4 feet below grade in the northeast corner. The
aesthetics and building height are of concern in this area.

4, Grading on the southwest corner of the 9-plex buildings will need to address

drainage. Proposed grading plans show adjacent grade higher than the building
and roughly 3" above FFE.

BUILDING RELATIONSHIPS



5. The site plan does not show roof drain lines for the buildings. With the short
distance and steep slopes, erosion and icing on walkways are of concern.

6. Confirm that additional mailbox units will be installed in the mailbox cluster
easement on the north side of the lot.

7. Confirm that each unit will be metered separately and a utility room accessible
to public works will be provided.

8. Indicate if there will be secured access to the building and if a Knox Box will be
installed on each building.
Should you have any questions or comments, please contact us at 319-466-1000.

VEENSTRA & KIMM, INC.

N Sz

Dave Schechinger


dschechinger
DRS Signature


WEST BRANCH SITE PLAN APPLICATION

110 N POPLAR ST, PO BOX 215, WEST BRANCH, IA 52358

Applicant Information:

Name: Genesis Development Group, LLC

Address: 32 Hummingbird Lane lowa City lowa 52245
Street or PO Box # City State Zip Code
Phone: 319-631-3138 Email: blueskydev@rocketmail.com

Additional Contact:

Name: Genesis Development Group, LLC

Phone: 319-631-3138 Email: blueskydev@rocketmail.com

Property Owner (if other than applicant):

Name: Genesis Development Group, LLC

Address: 32 Hummingbird Lane
Street or PO Box # City State Zip Code

Phone: 319-631-3138 Email: blueskydev@rocketmail.com

Property Information:

Address (if no address, list name of closest streets): Elm Street, Sycamore Drive & Hickory Drive

Assessor’s Parcel # (Attach Legal Description): 050013081530550

Current Zoning: PUD

During the review process, the Planning and Zoning Commission or City Staff may visit the property.

Please sign here if the property owner does not wish to allow Commission or Staff to enter onto the

property.

Signature of Applicant Date



Submittal deadline: 14 days prior to next regularly scheduled Planning and Zoning Commission meeting.
Site Plan Application Fee: $200.00. Special Meeting Request fees are $150.00 per meeting.

*Additional costs that may be charged include: Public Hearing publishing costs, Engineer and Attorney fees, and
mailing costs. Applicant will be billed for additional costs and must be paid before Site Plan Application will proceed.

Include with this application:

1 complete copy of this application form.

Detailed Site Plan — The site plan shall contain all the information required by Sections 173.04 and 173.06 unless
otherwise waived by the Zoning Administrator. Submit 5 copies of site plan and associated documents, no larger than
11 x 17 or email Acrobat “PFD” files of all materials to leslie@westbranchiowa.org. for distribution.

O oOther information deemed necessary by the City Staff for the review of the proposed project

For Staff Use:
Date application received - includes detailed site plan

Date complete application forwarded to Planning & Zoning Commission, Mayor, City Council, City Engineer ,
City Attorney, Fire Chief, Public Works Director and Zoning Administrator

Date of Pre-application conference
Date comments / recommendations received from City Engineer

Date comments / recommendations received from Zoning Administrator

Date of next Planning & Zoning Commission meeting, application must be received at least 14 days prior to the
P & Z meeting

Date of second Planning & Zoning Commission meeting

Date Planning & Zoning approved Site Plan

Date of City Council meeting to approve Site Plan (approved by Planning & Zoning)
Action taken by City Council Approve Deny

Date applicant notified of City Council decision

Miscellaneous Information:

Signature of City Official Date


mailto:leslie@westbranchiowa.org
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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.

LEGAL:

PARKSIDE HILLS — 5TH ADDITION — LOT 1, WEST BRANCH, CEDAR COUNTY,
IOWA, RECORDED IN THE PLAT THEREOF, CONTAINING 2.06 ACRES AND
SUBJECT TO EASEMENTS AND RESTRICTION OF RECORD.

SITE DEVELOPMENT SUMMARY":

ZONING: PUD
SQUARE FOOTAGE:
PROPOSED USE.

89,948 SF
RESIDENTIAL

DEVELOPMENT CHARACTERISTICS:

PARKSIDE HILLS — LOT 1 IS TO CONSIST OF 2 (TWO) PROPOSED 9—PLEX

BUILDINGS, 2 (TWO) PROPOSED 15—PLEX BUILDINGS, AND 1 (ONE) CARPORT
WITH A TOTAL OF 48 UNITS LOCATED ON A 2.06 ACRE LOT.

DEVELOPMENT SCHEDULE

APPLICANT PLANS TO BEGIN CONSTRUCTION ON FALL 2025, WITH AN
ESTIMATED COMPLETION DATE IN SPRING 2026.

SITE COVERAGES:
TOTAL LOT AREA

89,948 S.F. (100%)(2.06 AC)

PROPOSED BUILDING AREA

PROPOSED PAVING AREA
EXISTING PAVING AREA
TOTAL IMPERVIOUS AREA
TOTAL OPEN AREA

21,036 S.F. (23.4%)
32,411 SF. (36.0%)
9,986 S.F. (11.1%)
63,433 S.F. (70.5%)
26,4515 S.F. (29.5%)

LOT REQUIREMENTS:

FRONT YARD SETBACK 15 FEET
SIDE YARD SETBACK 0 FEET
REAR YARD SETBACK 0 FEET

PARKING REQUIREMENTS:

REQUIRED PARKING:

48 TOTAL UNITS (30 ONE BEDROOM, 18 TWO BEDROOM)
30 ONE BEDROOM 45 SPACES
18 TWO BEDROOM 27 SPACES

TOTAL PARKING REQUIRED = 72 SPACES

PARKING PROVIDED:
ELM STREET PARKING = 7 SPACES

CARPORT PARKING = 34 SPACES
OUTDOOR PARKING = 51 SPACES
EXISTING PARKING = 7 SPACES

TOTAL PARKING PROVIDED = 99 SPACES

SITE LIGHTING SHALL BE PROVIDED ON THE SIDES OF THE BUILDING.

IOWATT:
®ONE CALL.

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.

UTILITIES

THE CONTRACTOR SHALL NOTIFY IOWA
ONE CALL AT 811 OR 800/292—8989
NO LESS THAN 48 HRS. IN ADVANCE
OF ANY DIGGING OR EXCAVATION.

| hereby certify that this engineering docu
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was prepared by
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OVERALL LAYOUT PLAN

DEMOLITION PLAN

LAYOUT AND DIMENSION PLAN
OVERALL GRADING, EROSION CONTROL,
AND SWPPP

GRADING PLAN: NORTH HALF

GRADING PLAN: SOUTH HALF

UTILITY PLAN

GENERAL NOTES AND DETAILS
LANDSCAPE PLAN
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025 10 15 20
GRAPHIC SCALE IN FEET
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STANDARD LEGEND AND NOTES

---——---——---— — EXISTING RIGHT-OF—WAY LINES
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— LOT LINES, INTERNAL

— LOT LINES, PLATTED OR BY DEED
— PROPOSED EASEMENT LINES

— EXISTING EASEMENT LINES

— BENCHMARK

— RECORDED DIMENSIONS

— CURVE SEGMENT NUMBER

— POWER POLE

— POWER POLE W/DROP
— POWER POLE W/TRANS
— POWER POLE W/LIGHT
— GUY POLE

— LIGHT POLE

— SANITARY MANHOLE

— FIRE HYDRANT

— WATER VALVE

— DRAINAGE MANHOLE

— CURB INLET

— FENCE LINE

— EXISTING SANITARY SEWER

— PROPOSED SANITARY SEWER
— EXISTING STORM SEWER

<< — PROPOSED STORM SEWER

— EXISTING WATER LINES

— PROPOSED WATER LINES

— ELECTRICAL LINES

— TELEPHONE LINES

— GAS LINES

- — CONTOUR LINES (1" INTERVAL)
" - PROPOSED GROUND
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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.

PEMALITION KEYNOTES

KEYNOTE DETAIL

GRIND EXISTING 6" CURB AND GUTTER

ABANDON EXISTING 1 1/2” WATER SERVICE

ABANDON EXISTING 4” SANITARY SERVICE

ABANDON EXISTING 6" SANITARY SERVICE

REMOVE AND RELOCATE HYDRANT. SEE SHEET C160
FOR PROPOSED LOCATION

ABANDON SUBDRAIN

Z
=
m
Pl

UTILITIES

THE CONTRACTOR SHALL NOTIFY IOWA
ONE CALL AT 811 OR 800,/292—8989
NO LESS THAN 48 HRS. IN ADVANCE
OF ANY DIGGING OR EXCAVATION.

IOWAT:
®ONE CALL.

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.

2.06 AC
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- ) ) ) SLEEVE AND VALVE TC = 728.29 ’
)—, = /28 ARE TO BE PREPARED AND SUBMITTED SUBSEQUENT TO THE
‘ ‘HE e I _ GUTTER = 728.04 APPROVAL OF THIS DOCUMENT.
‘ N e B IE IN(15")(S)=723.59 [
l . E IE OUT(15”)(N)=723.59
| . . \_( EXISTING 47’ }
w EXISTING SUBDRAIN LINE) wlpe Acclss AnI {
L . ‘ UJILITY EASEMEN] PROP EXST INTK #27
2 < SW—545-12
‘V 25 TC = 729.45
| . . g ° | H=p“—=GUTTER = 729.20 =
Lo IE OUT(15")(N)=724.60
| SR 15—PLEX E _OUT(STN)
| >4 6,589 SF \ , o —
| Q7 ) — / /] | 1 i E %}3 | | N ACCORDA
|| [EXST INTK #A ‘ ! IS i ‘
| [SW—545-12 . g / l I? l‘ %; JF — }h TMEREQT REC
TC = 741.32 . A ! LT A S 7 774
. | 0
—|GUTTER = 740.82 - = I § | |
Z|E 0uT(15")(SW)=736.63 | EXISTING 1 1/2” S | | EXISTING 6 ' . CEDAR CAUNT
| i WATER SERVICE — =T | ;SEﬁN;IgROE SERVICE ! 1
| I | W\ ) EXISTING 6” SANITARY @ s / | { II N 614043.2720 | ( |
| @: \ \\\WS SERVICE. INSTALL = EXST SAN MH #8 ! E 2230161.5370 ‘ : '
! T SIAMESE CLEANOUT — ,, # (‘ (FIELD VERIFY) } EXST SAN MH #5
| @ IE=729.02 = %gv_—3071514870 “/ 1 L SW—301 48” il
| / 2929 o 0 E IN (6”)(E)=739.00 | 1 - -1 R = 74l44
| 3,929 SF AN | e ")(N)=728.
= ) e < IE OUT(8")(N)=738.80 ? - : = OUT(8")(N)=728.13
‘; N [ - i < : —
i (% { . |
: \ — ~ | E }
| ' @E . { INSTALL 21 LF : ‘
/ \_( / ! 6” SANITARY SERVICE EXISTING 47’ }
| B @ EXISTING SUBDRAIN LINE) M ; N WITH SIAMESE CLEANOUT - wppe acclss AN# |
~ g ] IE=740.41 : !
5—] 7 ) ) l ! / / / - UJILITY EASEMEN —
[ | = | (CONNECT TO EXISTING ) % LS/ FDC 15—PLEX CE ;
| ‘ ; 1 1/2” WATER SERVICE. N %) Sz / INSTALL 19 LF 6,589 SF ' l UTILITY PLAN
| [ INSTALL 8 LF 1 1/2 "
i ' . I Fw / 6" WATER SERVICE PROP INTK #1 L
* ol |11 WATER sEvtes D NGy eteamepsi o I RS »
| .' ) \ — — 28/ n DOGHOUSE INTK#1 : '
i N 614179.7840 -~ < 1 1/2" WATER SERVICE. " : S weL—
| E 2230301.0240 B >y INSTALL 3 LF 1 1/2" OVER EXISTING 15" RCP : [
[ —= / TC = 746.95 | : ‘
| i FDC (F|ELD VER”_—Y) S W T T y~—— WATER SERVICE AND - . { . +
l 4 @@ i - / 2 / Tt EXTEND TO BUILDING. GUTTER = 746.45 L | G
— P . ‘ — = " — N 613984.7770 IE IN(15")(W)=742.38 R |
I . g '?= S ~ 8 %\—\ E 2230181.0000 IE OUT(15")(E)=742.38 - . }
| | . ; — — — > ( / L(FIELD VERIFY) EXISTING ACCESS AND - | | |
| ]I — N / ( VN ************ OTIOTY EASEMENT . |
; . g I INSTALL 25 LF R ) 75 T CONNECT TO EXISTING e ;
— - 33 ” 4
| | | m/—(6.. WATER SERVICE [ N\ - _[EXST INTK #29 EXST Rep @15 ] 8" WATER MAIN. W) s ,
| BT > 461% / INSTALL 6”X8” TAPPING /
| ’z L] SWses > @Zk SLEEVE_AND VALVE —— i y,
‘ 1 K | B:‘ - GUTTER = 755.07 2 TS / ’
| 2 | \L 1 ~l IE IN(15”)(SW)=750.79 e \ y : / /
: F ‘ y i i ~44___ |IE oUT(15")(E)=750.59| _ -~ p > i — 5 :
| % 45" BEND . Ws—| y —— — o~ S 5 y ,
_ ] . l INSTALL 15 LF = e 5 " ) | ; [W / \F V : / '
EE—— (5” WATER SERVICE CONNECT TO EXISTING ‘ — 4]] L @ @ 4 : /// @ TL
‘ l ! 45" BEND [INSTALL 9 LF 8" WATER MAIN. @ \ = : /
| . ) | 6” WATER SERVICE INSTALL 6”X8” TAPPING ; A ,
: ! SLEEVE AND VALVE @ IR T U U R U PRI PRI PAEERN .
‘ £ ‘ l l s T B TN TSa ey e ERONT ) N ,
| Ed 4 = YARD SETBACK 4 N /
== | =3 ] VAN PARKSIDE HILLS -
‘ o E= CARPORT T || | .
/ < |
Ws— oo 5,966 SF > AN -1 5TH ADDITION - LOT 1
‘ . > G | = E)V(VSTS 1|gﬂ< #28 ./
| w - —
I m ! Ny
. 55| TC = 742.62 v
mC PROPOSED RELOCATED : :E < AN
! . Z2 [HYDRANT ASSEMBLY J—/ : @ EUEEF;")(VJ;LZ%% 93 VA WEST BRANCH
| A~ O : = .
| ] 4 ! LOCATION : | IE OUT(15")(SE)=731.78 SN CEDAR COUNTY
N : — /
| \ | | 7 IOWA
AL | ' = /
. / 1
| . /
I g } ! . EXST FES #3 15" FES
! | ; o @ IE OUT(15")(NW)=726.37
| ‘ : | - .
/| l i | N E ( :
| 2 g2 X< —
| \ = o
T U o
| | |
yur | \ \ IOWAT:
, )
| ‘ | ol
1 | E | UTILITIES ==
| [ : ‘ UILITES
% 6 (} | : ‘} THE CONTRACTOR SHALL NOTIFY IOWA o N E CA LL MMS CONSULTANTS, INC.
! | ; ONE CALL AT 811 OR 800,/292—8989 M .
T | : | NO LESS THAN 48 HRS. IN ADVANCE Date: 10/10/2025
. } R - \ OF ANY DIGGING OR EXCAVATION.
¥ = | ™ : “ Designed by: Field Book No:
_ i B | WHERE PUBLIC UTILITY FIXTURES ARE SHOWN AS EXISTING ON THE PLANS OR ENCOUNTERED WITHIN BJC
! : : \ THE CONSTRUCTION AREA, IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTFY THE
— % 1 — | OWNERS OF THOSE UTILITIES PRIOR TO THE BEGINNING OF ANY CONSTRUCTION. THE CONTRACTOR Drawn by: Scale: .
%) } | SHALL AFFORD ACCESS TO THESE FACILITIES FOR NECESSARY MODIFICATION OF SERVICES. HEH 1"=20
| \ 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 BJC
/ | o | EXISTING 47 - ONLY. IT IS POSSIBLE THERE MAY BE OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN Project No:
| N . wipe Acclss AN# | OR SHOWN. IT IS THE CONTRACTOR’S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT ‘
] © ufiuTY EASEMEN LOCATION AND TO AVOID DAMAGE THERETO. NO CLAIMS FOR ADDITIONAL COMPENSATION WILL BE
/ / o = . ALLOWED TO THE CONTRACTOR FOR ANY INTERFERENCE OR DELAY CAUSED BY SUCH WORK.
! | —_——
/ I ~ é) //' 15—PLEX 2 l‘ 121 48'006 of:
7 / o f 5RO SF | \
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Refer to
Datail A
Back of curh

Driveway

DETAIL A
(ResldentlaliAgrcultural Only)

Drop Curb Helghts =
Resldentlal: 0" to 2"

1%"10 3"
e

TYPICAL SECTION

CommercialIndustial:

@ Drveway radlus (R).
Resldentlak: 10 foot minlmum, 15 foot
maximum.
Commerclal and Industrial: As
speched In the contract documents.

@j Transilen the curb helght to 0 Inches at end of
taperiradius or at the front edge of sidewalk.
Do not extend ralsed curb across sldewalk.

@ Pavement thlckness.
Resldentlak & Inches minlmurm.
Commerclal and Industrial: 7 Inches
milnlmurm.

(&) Sldewalk trickness through driveway to match
thlckness of driveway.

@) Center relnforcing bar vertically In the
~ pavement.

(B} Malch thickness of adjacent roadway,
~"' Binches rminlmum.

@ Provide 'E' joint at back of curb unless '8'
s
Jolnt Is specifled,

[‘?D For aleys, Invert the pavement crown
7 2% toward center of alley.

@ Target cross slope of 1.5% with a

" maximum cross slope of 2.0%. K specified in
the contract documents, construct the sidewalk
through the driveway 5 feet wide lo serve as a
passing space.

(10) I cross slope of adjacent sidewalk panel
exceeds 2.0%, remove and replace to transifion
from existing sidewalk to sidewalk through

106°0109 34NIIS

| 401 133HS

SECTION A-A

REINFORCING BAR LIST
Mark | Size | Location | Shape Length Count | Spacing
4w 4 Walls Wall Height minus 4" 14 12"
4w2 | 4 |LongWalls | —— 3-8" Varies 12"
4w3 | 4 |[ShortWalls| —— 2-8" Varies 12"
4b1 4 Base — 4-2" 4 10"
4b2 4 Base — 3-2" 5 10"

‘Cror'e =
Jelnt
M P _\j driveway. If elevation change requires a curb
/ ( ramp, comply with Figure 7030.205: verify need
~ \ for detectable warning panel with Engineer,
: @ Transition street curb at minimum 1:1 slope to
Q meet driveway curb.
5 B#5x38" 1 (DR SIEE—
E relnforcling ks 3| 7072 Feben
- \ gl] O SUDAS [7030.101
§ é _-I r \—\/ SHEET taf 1
— 1!
4] u \__< i SUDAS Standard Specifications
X
o Back of curb D
q
o CONCRETE DRIVEWAY, TYPE A
B DETAILB
Refer to|SW-514for boxout details.
1)Install four #4 diagonal bars at all pipe
» openings.

2)BW-603|Type R unless Type Q is
specified in the contract documents,

3 |Cast-in-place base shown. If base is
precast integral with walls, the footprint of
the base is not required to extend beyond
the outer edge of the walls.

4)12 inch minimum wall height above all
pipes.

Dey
Wall N
Height
T
— 1 I
{ ==
| —J =
| =
L @ : h T i T @ L
Flowline L - e |
| T T
! ]
1 I Il )
i I =
) ——e—t—
g —1
T
| e

3 |

RADIAL |
CLEAR SPACE

TYPICAL HYDRANT

N.T.S.
HYDRANT

VALVE BOX AND GATE VALVE

AS
REQUIRED

12" x 12" x 4” CONCRETE PAD

BACKFILL W/ GRAVEL TO 18" ABOVE BOTTOM OF HYDRANT STAND PIPE

THRUST BLOCK

NOTES:

CONTACT LOCAL AUTHORITY FOR SPACING OF HYDRANT BEHIND CURB. USE THREE FEET BEHIND CURB AND

LOCAL PUMPER NOZZLE TOWARD CURB IN MOST CASES.

RUN TRACER WIRE OUTSIDE OF HYDRANT VALVE BOX, THEN DRILL HOLE JUST BELOW VALVE BOX COVER

AND TERMINATE TRACER WIRE INSIDE VALVE BOX.

]
= MAIN
0 TRENCH

I g o

ﬁﬂ /—— TRENCH —— | I

1= BACKFILL —

ﬁ! DEPTH AS SPECIFIED QT

=1 5 1/2" MINIMUM WATER 7

=1 MAaN [z

||Z :|

=1 ANCHORING PIPE| | [H=— tHRUST

E e o oo

= =l

=]

I=

=]

ANCHORING TEE OR STANDARD TEE
AND "ROTO RING” (SWIVEL ADAPTOR)
(SWIVEL TEE PREFERRED)

MINIMUM BARREL SIZE AND VALVE OPENING SHALL BE NO LESS THAN 5;” DIAMETER.

HYDRANT ASSEMBLIES SHALL HAVE THREE NOZZLES (TWO 21" AND ONE 43" PUMPER NOZZLE). PUMPER
NOZZLE SHALL BE STORZ STYLE. OPERATING UNIT SHALL BE TAPERED " TO 3" SQUARE NUT, OPENING

RIGHT (CLOCKWISE)

ACCESSIBLE PARKING SYMBOL

N.T.S.

IOWA STANDARD ROAD PLAN

DETAIL: PM—111 "WPSB”

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.

24"

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

NOTE:

SYMBOL TO BE CENTERED
IN PARKING SPACE AND
ORIENTED AS ILLUSTRATED
ON PLANS.

PAINT 'BLUE|—

— 4"(TYP)

28"

PAINT 'TRAFFIC WHITE’

PAINT 'TRAFFIC WHITE’

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.

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

SPECIFICATION 4120.04 WITH 1" MAXIMUM AGGREGATE SIZE. COMPACT TO 90% MODIFIED
PROCTOR DENSITY.

5)

6)

7) ALL STORM SEWERS SHALL HAVE CONFINED "O” RING GASKETS. STORM SEWERS 36" AND
SMALLER SHALL HAVE BELL AND SPIGOT JOINTS. STORM SEWERS LARGER THAN 36" MAY
HAVE TONGUE AND GROOVE JOINTS. NO MASTIC JOINTS ALLOWED.

8) ALL PIPE SHALL BE CERTIFIED.

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. IT IS THE CONTRACTOR’S RESPONSIBILITY TO DETERMINE THEIR EXISTENCE AND EXACT

PLAN

MAXIMUM PIPE DIAMETERS
Pipe Precast | Cast=in-place
Location | Structure Structure
Short Wall 15" 18"
Long Wall 24" 30"

EEIEED
|OWA |DOT [_+_[weas
FIGURE 6010,501 | STANDARD ROAD PLAN SW-501
SHEET o1
REVONS:  Updaed Suies s 0T Lo
I e Lttt

SINGLE GRATE INTAKE

PAVING CONSTRUCTION NOTES

1) 1.D.0.T. CLASS C—3 CONCRETE SHALL BE USED, UNLESS NOTED

OTHERWISE.

2) CITY OF WEST BRANCHDESIGN AND CONSTRUCTION STANDARDS AND

PROCEDURES SHALL PREVAIL.

3) PAVEMENT JOINTS SHALL CONFORM TO I.D.0.T. STANDARD ROAD PLANS

PV—=101, CURRENT REVISION.

4) THE CONCRETE AGGREGATE SHALL BE CLASS 3; DURABILITY AS
SPECIFIED IN SECTION 4115.01C OF THE 1.D.0.T. STANDARD SPECIFICATIONS.

5) ALL SAWED JOINTS SHALL BE SEALED.

P.C.C. SIDEWALK. MAXIMUM 1.5% CROSS—
SLOPE IN SIDEWALK CROSS SECTION

TYPICAL SIDEWALK DETAIL

N.T.S.

THICKNESS VARIES, SEE PLAN.

4" OF CLASS ‘A’ ROADSTONE, IDOT SPEC 4120.04

WIDTH PER PLAN

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

TYPICAL DRIVE/PARKING SECTION

N.T.S.

CARPORT
\

=——18" PARKING STALL—=f=——— 24" DRIVE AISLE————

7" PCC

SLOPE_VARIES

=—""18" PARKING STALL

6
WALK

6” PCC

L 4
: &

6” PCC

6" THICKENED CURB

6” GRANULAR SUBBASE
GRADATION 12

SIDEWALK THICKENED EDGE

NTS.

1" CHAMFER
1 — #4 BAR CONT.

PAVEMENT AS

INDICATED \ N5 Aq el s
LT KRR
J (La _'__.‘//\//}\\i///\\
! ._4.44. . //////\\///\zwj‘\\//‘
R RO RS0

ACCESSIBLE PARKING DETAIL

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.

NOTES:

N.T.S.

SEE PLAN FOR PLACEMENT OR
OMMISSION OF NON-—SIGN BOLLARD

6” CURB

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

TAPER CURB

CONCRETE FILLED

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

STEEL BOLLARD = T ALONGSIDE THE LENGTH OF PIPE.
SIGN POST, SEE DETAIL - TE ol 4. BACKFILL SHALL BE HAND TAMPED
%" EXPANSION T =, UP TO 12" ABOVE TOP OF PIPE.
MATERIAL (TYP) T il || 5. SEE TABLE FOR ALLOWABLE TRENCH
AL Arseqn WIDTH Bd.
—]| :;.‘oaoé) occ'gccooqyoog;zggoooclﬁ! f
A | 'd/68 D | Bd
” INCHES | FEET &
d/8, 4" min INCHES
COMPACTED GRANULAR 12 2-3
BACKFILL UNDISTURBED 15 2-9
soIL 18 3-0
CLASS "C" BEDDING 2 -3
24 3-6
27 4=0
30 4=3
36 4—9
42 5-6
48 6-3
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24) ALL CONCRETE SANITARY MANHOLES SHALL HAVE CONSHIELD ANTI—MICROBIALADDITIVE INCORPORATED IN THE

SANITARY SEWER AND WATERMAIN NOTES

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

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.

WATER MAINS SHALL BE DR-18 PVC PIPE.

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

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.

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.

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

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

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

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 :

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.

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

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

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 8 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.
C) NO PIPE SHALL EXCEED A DEFLECTION OF 5%.

Tw Min.

L L N I I IS 0200~ i I ID L

AR Ty Nehes | (RGeS
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2 NOTES 9, 10, 4 =

AND 12, ABOVE) =

0 2-6
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MATERIAL 8 34

21 39

24 4=0

= NOTES:
| Joo /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.

. PLACE BEDDING TO ENSURE THAT

THERE ARE NO VOIDS UNDER OR

ALONGSIDE THE LENGTH OF PIPE.

BACKFILL SHALL BE HAND TAMPED

UP TO 12" ABOVE TOP OF PIPE.

SEE TABLE FOR ALLOWABLE TRENCH
WIDTH Tw.

UNDISTURBED SOIL 4.

CLASS F—3 BEDDING 5
FOR SANITARY PVC TRUSS PIPE

SUDAS FIGURE 3010.103

NTS

THE FOLLOWING MINIMUM CLEARANCES MUST BE MAINTAINED :

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

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

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.

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.

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

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.

WATER MAINS SHALL BE DISINFECTED IN ACCORDANCE WITH SPECIFICATIONS.

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

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

CONCRETE MIX.

NO MECHANICAL PULLING DEVICES ALLOWED.

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

HEREON.

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

2.06 AC
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A M L A v v v | i : _ 730 _ 1 - e — EXISTING TREE LINE
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< . e . “ : ! 23 SHRUBS PROVIDED — EXISTING EVERGREEN TREES & SHRUBS
—— ‘w v o . v . - N \‘ |
= | J— | P v v !
b | W@ | v ¢ 3 | : | THE ACTUAL SIZE AND LOCATION OF ALL PROPOSED FACILITIES
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v o« Y . \ \ ‘ &: |
I L/ . 1 3,929 SF r : y | ; | PLANT SCHEDULE
00 N v ¥ (e v | :
7 e i T | BN |
| . B EE ! \ \ ) ! : - 732 | SYMBOL CODE QTY BOTANICAL NAME COMMON NAME INSTALL SIZE COMMENT MATURE H. X W.
; T R / T : : |
WA @ | N B v \ \ ; \ : |
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s :,\",\\'\,"f“r r B4 &£ ar H RIS
.,TT:JE_ f;‘/”"m S e % SIDEWALK /PAVING
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: — === =
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City of West Banch

WEST BRANCH 110 N. Poplar Street
- West Branch, IA 52358

SITE PLAN REVIEW CHECKLIST

Project Name Parkside Hills 5th Addition - Lot 1
Engineer MMS

Reviewer DRS

Reviewed Date 11/21/2025

1. SITE PLAN [X

A.

Site plans shall only be required whenever any person proposes to place any structure for which a
building permit is required under any other section of this Code, on any tract or parcel of and within
any district of the West Branch Zoning Ordinance, and for any use, except one and two family
dwellings.

2. DESIGN STANDARDS [X

A.

The design of the proposed improvements shall make adequate provisions for surface and subsurface
drainage, for connections to water and sanitary sewer lines, each so designed as to neither overload
existing public utility lines nor increase the danger of erosion, flooding, landslide, or other
endangerment of adjoining or surrounding property

The proposed improvements shall be designed and located within the property in such manner as not
to unduly diminish or impair the use and enjoyment of adjoining property and to this end shall
minimize the adverse effects on such adjoining property from automobile headlights, illumination of
required perimeter yards, refuse containers, and impairment of light and air.

The proposed development shall have such entrances and exits upon adjacent streets and such
internal traffic circulation pattern as will not unduly increase congestion on adjacent or surrounding
public streets

The proposed development shall conform to all applicable provisions of the Code of lowa, as
amended, lowa Statewide Urban Design and Specifications (SUDAS), lowa Stormwater Management
Manual and all applicable provisions of the Code of Ordinances of the City of West Branch, as
amended

Veenstra & Kimm, Inc.
2600 University Pkwy, Ste. 1
Coralville, lowa 52241
319-466-1000
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City of West Banch

WEST BRANCH 110 N. Poplar Street

West Branch, IA 52358

SITE PLAN:
1. Prepared by a licensed Engineer or Land Surveyor I YES
2. Date of preparation, North point and scale no smaller than 1"=100'". X YES
Comments:
3. Legal description and address of the property to be developed. X YES
Comments:
4. Name and address of the record property owner, the applicant, and the person or

10.

firm preparing the site plan
Comments: X YES

The existing topography with a maximum of two (2) foot contour intervals. Where

existing ground is on a slope of less than two percent (2%), either one (1) foot

contours or spot elevations where necessary but not more than fifty (50) feet apart

in both directions, shall be indicated on site plan.

Comments: X YES

Existing and proposed utility lines and easements in accordance with lowa Statewide

Urban Design and Specifications (SUDAS) and City of West Branch Subdivision

Regulations.

Comments: IX YES

Structure Information:

a. Total number and type of dwelling units proposed [X YES
b. Proposed uses for all buildings [x YES
c. Total floor area of each building X YES
d. Estimated number of employees for each proposed use where applicable [~ YES

e. Any other information, including peak demand, which may be necessary to
determine the number of off-street parking spaces and loading spaces. [T YES

Location, shape, and all exterior elevation views of all proposed buildings, for the
purpose of understanding the structures and building materials to be used, the
location of windows, doors, overhangs, projection height, etc. and the grade

relationship to floor elevatio d the number of stories of each existing building
to be retained and of each p:S.:sedmmwg\_{This isa concern | [~ YES

Property lines and all required yard setbacks. X YES

Location, grade and dimensions of all existing and proposed paved surfaces and all
abutting streets. [X YES

Veenstra & Kimm, Inc.
2600 University Pkwy, Ste. 1
Coralville, lowa 52241
319-466-1000

[T NO

[T NO

[TNO

[T NO

[T NO

[~ NO
[~NO
[T NO
[~ NO

[T NO

~NO

[T NO

[T NO

N/A

N/A
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City of West Banch

WEST BRANCH 110 N. Poplar Street
- West Branch, IA 52358

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

Complete traffic circulation and parking plan, showing the location and dimensions
of all existing and proposed parking stalls, loading areas, entrance and exit drives,
sidewalks, dividers, planters, and other similar permanent improvements.

Location and type of existing or proposed signs and of any existing or proposed
lighting on the property which illuminates any part of any required yard.

Location of existing trees six (6) inches or larger in diameter, landslide areas, springs
and streams and other bodies of water, and any area subject to flooding by a one
hundred (100) year storm on site and downstream off site.

Location, amount and type of any proposed landscaping. Location of proposed
plantings, fences, walls, or other screening as required by the zoning regulations
and the design standards set forth in Section 173.03.

A vicinity map at a scale of 1" = 500' or larger, showing the general location of the
property, and the adjoining land uses and zoning.

Soil tests and similar information, if deemed necessary by the City Engineer, to
determine the feasibility of the proposed development in relation to the design
standards set forth in Section 173.03.

Where possible ownership or boundary problems exist, as determined by the
Zoning Administrator, a property survey by a licensed land surveyor may be
required.

Stormwater Pollution Prevention Plan.
Stormwater Management Plan.
Pre-Application Conference.

Provide 25% of open space

a. Said open space shall be unencumbered with any structure, or off-street
parking or roadways and drives, and shall be landscaped and maintained with
grass, trees and shrubbery.

b. Each principal structure of an apartment or office complex on same site shall
be separated from any other principal structure in the complex by an open
space of not less than sixteen (16) feet.

Landscaping Requirements

a. Minimum requirements at the time of planting - Two (2) trees minimum or one
(1) tree of the following size per 1,500 square feet of open space, whichever is
greater: 40 Percent 1%5" - 2" caliper diameter. Balance 1" - 174" caliper
diameter. (Evergreen trees shall not be less than three (3) feet in height.)

b. Minimum requirements at the time of planting - 6 shrubs, or 1 shrub per 1,000
square feet of open space, whichever is greater.

Veenstra & Kimm, Inc.
2600 University Pkwy, Ste. 1
Coralville, lowa 52241
319-466-1000

X YES

[~ YES

™ YES

X YES

i YES

[~ YES

[~ YES
X YES

X YES

< YES

% YES

X YES

X YES

X YES

[~ NO

[T NO

™~ NO

[ NO

[ NO

[ NO

™ NO
[~ NO
[ NO

—NO

~ NO

[~ NO

[~ NO

™ NO

None proposed

N/A

N/A

N/A
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City of West Banch

WEST BRANCH 110 N. Poplar Street
x West Branch, IA 52358

23. Buffer Required

a.

Any other zoning district, other than an Agricultural A-1 District, that abuts any
residential district shall require a buffer as described in this section. The buffer
shall be provided by the non-residential use when adjoining a residential
district.

All Industrial Districts that abut any other district shall provide a buffer as
required by this section.

Any storage area, garbage storage, junk storage or loading docks, and loading
areas, in any District shall be screened from public street view by a buffer

24. Buffers

Buffer Wall: A buffer wall shall not be less than six (6) feet in height;
constructed of a permanent low maintenance material such as concrete block,
cinder block, brick, concrete, precast concrete or tile block; the permanent low-
maintenance wall shall be designed by an architect or engineer for both
structural adequacy and aesthetic quality.

Landscape Buffer: A landscape buffer shall not be less than twenty-five (25)
feet in width, designed and landscaped with earth berm and predominant
plantings of evergreen type trees, shrubs and plants so as to assure year
around effectiveness.

25. Surfacing Requirements.

a.

All off-street parking and loading areas and access roadways shall have a
durable and dustless surface paved with asphaltic or Portland cement concrete
pavement or pervious pavement. Off-street parking of automobiles, vans,
campers, trucks, trailers, tractors, recreational vehicles, boats, construction
equipment, and any other mobile vehicles shall be on an asphaltic or Portland
cement concrete paved off-street parking area and not parked or stored within
the landscaped open space area of the front yard. All off-street parking areas
and associated driveways, access roadways and frontage roads, except
driveways for single family residences, shall be constructed with permanent,
integrally attached 6" high curbing or curbing of alternate height.

Portland Cement Concrete shall have a minimum thickness of five (5) inches.
Asphaltic Cement Concrete shall have a minimum thickness of six (6) inches.

Material utilized in the subgrade shall be well drained and not susceptible to
frost boils. Driveways for attached townhouse style residences shall be
Portland cement concrete or asphaltic concrete with minimum thickness of five
(5) inches and six (6) inches, with well-drained subgrade base and not greater
than eighteen (18) feet in width.

Veenstra & Kimm, Inc.
2600 University Pkwy, Ste. 1
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City of West Banch

WEST BRANCH 110 N. Poplar Street

West Branch, IA 52358

26. Landscaping, Screening and Open Space Requirements.

a. All parking areas be aesthetically improved to reduce obtrusive characteristics
that are inherent to their use. [Xx YES T NO

b. Parking areas shall be effectively screened from general public view and
contain shade trees within parking islands where multiple aisles of parking
exist. Not less than five (5) percent of the interior parking area shall be
landscaped within parking islands. [x YES [ NO

27. Off-Street Parking Access to Public Streets and Internal Traffic Circulation.
a. forward movement of the vehicle. X YES [ NO

b. Driveway approach returns shall not extend beyond the side lot line as
extended. [X YES [ NO

c. The number of ingress/egress access points to public streets from
offstreet parking areas located to limit vehicular conflicts, preserve
proper traffic safety. X YES [ NO

28. Handicap Accessible Parking Requirements - comply with the parking space
minimum requirements. X YES [ NO

29. Traffic Analysis Requirements. Any project which contains 100 dwelling units or
1,000 average day trips. [TYES [TNO N/A

30. Architectural Standards - architectural plans for buildings shall be submitted for
review and approval. [X YES [ NO

Note that typical section on building shows siding down to just above ground level
The NE corner of the NE building will be several feet above finish grade. This should
be discussed to determine if the wall surfacing should be covered or the building stepped.
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