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PLANNING AND ZONING COMMISSION MEETING – AMENDED* 

Tuesday, April 12, 2016 ● 7:30 p.m. 
West Branch City Council Chambers, 110 N. Poplar St. 

Council Quorum May Be Present 
 

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

a. Approve minutes from the February 23, 2016 Planning and Zoning Commission Meeting. 
b. Approve minutes from the March 22, 2016 Planning and Zoning Commission Meeting. 

4.  Public Hearing/Non-Consent Agenda 
a. Approve a recommendation to the City Council for the rezoning of the following described 

parcels located in the Meadows Subdivision:  Portions of Auditor Parcel G.  Rezoning Parcel #1:  
R-1 to RB-1./Move to action. 

DESCRIPTION - REZONING TRACT #1 (R-1 TO RB-1)  - Beginning at the Southwest Corner of 
Auditor Parcel "G", in accordance with the Plat thereof recorded in Plat Book I, at Page 103 of the Records of 
the Cedar County Recorder's Office; Thence N01°19'13"W, along the West Line of said Auditor Parcel "G", 
755.33 feet; Thence N88°40'47"E, 157.95 feet; Thence S81°06'34"E, 108.86 feet; Thence S74°08'16"E, 365.98 
feet; thence S57°30'03"E, 273.91 feet; Thence S02°51'42"E, 452.25 feet, to a Point on the South Line of said 
Auditor Parcel G; Thence S87°06'47"W, along said South Line, 854.78 feet, to the Point of Beginning. Said 
Rezoning Tract contains 12.77 Acres (556,235 square feet), and is subject to easements and restrictions of 
record. 

b. Approve a recommendation to the City Council for the rezoning of the following described 
parcels located in the Meadows Subdivision:  Portions of Auditor Parcel G.  Rezoning Parcel #3:  
R-1 to RB-1./Move to action. 

DESCRIPTION - REZONING TRACT #3 (R-1 TO RB-1) - Commencing at the Southeast Corner of 
Auditor Parcel "G", in accordance with the Plat thereof recorded in Plat Book I, at Page 103 of the Records of 
the Cedar County Recorder's Office; Thence N00°40'57"E, along the East Line of said Auditor Parcel "G", 
46.71 feet; Thence S87°07'22"W, along said East Line, 350.51 feet, to the POINT OF BEGINNING; Thence 
continuing S87°07'22"W, 113.67 feet; Thence Northwesterly, 40.82 feet along a 25.00 foot radius curve, 
concave Northeasterly, whose 36.44 foot chord bears N46°05'56"W; Thence N00°40'47"E, 233.75 feet; 
Thence S89°19'13"E, 140.00 feet, to a Point on the East Line of said Auditor Parcel "G"; Thence 
S00°40'47"W, along said East Line, 251.65 feet, to the Point of Beginning. Said Rezoning Tract #3 contains 
0.82 Acre (35,685 square feet), and is subject to easements and restrictions of record. 

c. Approve Meadows Subdivision – Part 2 Preliminary Plat./Move to action. 
d. Approve recommendation to the City Council to approve a variance on street grades for the 

Meadows Subdivision – Part 2. 
e. Zoning Administrator Paul Stagg – Discussion of Plastic Products Site Plan. 
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PLANNING AND ZONING COMMISSION MEETING – AMENDED* 
Tuesday, April 12, 2016 ● 7:30 p.m. (continued) 

West Branch City Council Chambers, 110 N. Poplar St. 
Council Quorum May Be Present 

 
f. Public hearing on the matter of rezoning of the following described parcel, located at 203 N. 

Downey Street in West Branch, Iowa from Residence R-3 Multiple Family District to Central 
Business CB-1 District: 

That part of Lots 5, 6, 11, 12 and a portion of the vacated alley all in Block 35 of the Town of 
Cameron now West Branch, Cedar County, Iowa being more particularly described as follows: Commencing 
as a point of reference at the Southeast corner of said Lot 12; thence South 89°05'06" West 97.20 feet along 
the North right-of-way line of Green Street (assumed bearing for this description only) to the point of 
beginning; thence continuing South 89°05'06" West 162.38 feet along said North right-of-way line to a point 
of intersection with the East line of Downey Street; thence North 0°56'52" West 94.00 feet along the East 
right-of-way line of Downey Street to the Northwest corner of the South 17 feet of said Lot 6; thence North 
89°05'06" East 99.87 feet along the North line of the South 17 feet of said Lot 6; thence North 0°52'22" West 
60.00 feet along the West line of the East 22 feet of said Lot 6 to a point of intersection with the South right-
of-way line of a alley; thence North 89°05'06" East 62.30 feet along said South right-of·way line; thence 
South 1°00'03" East 154.00 feet to the point of beginning and containing 0.44 acre more or less. 

g. Approve a recommendation to the City Council for the rezoning of the following described 
parcel, located at 203 N. Downey Street in West Branch, Iowa from Residence R-3 Multiple 
Family District to Central Business CB-1 District./Move to action. 

That part of Lots 5, 6, 11, 12 and a portion of the vacated alley all in Block 35 of the Town of 
Cameron now West Branch, Cedar County, Iowa being more particularly described as follows: Commencing 
as a point of reference at the Southeast corner of said Lot 12; thence South 89°05'06" West 97.20 feet along the 
North right-of-way line of Green Street (assumed bearing for this description only) to the point of beginning; 
thence continuing South 89°05'06" West 162.38 feet along said North right-of-way line to a point of 
intersection with the East line of Downey Street; thence North 0°56'52" West 94.00 feet along the East right-
of-way line of Downey Street to the Northwest corner of the South 17 feet of said Lot 6; thence North 
89°05'06" East 99.87 feet along the North line of the South 17 feet of said Lot 6; thence North 0°52'22" West 
60.00 feet along the West line of the East 22 feet of said Lot 6 to a point of intersection with the South right-
of-way line of a alley; thence North 89°05'06" East 62.30 feet along said South right-of·way line; thence South 
1°00'03" East 154.00 feet to the point of beginning and containing 0.44 acre more or less. 

h. Approve West Branch United Methodist Church Site Plan./Move to action. 
i. Approve Wapsi Creek Park and Lions Field Park Improvements Site Plan./Move to action. 
j. Discussion on Update to the West Branch Comprehensive Plan. 
k. Discussion of the proposed Amended and Restated West Branch Urban Renewal Plan. 

5.    Comments from Chair and Commission Members 
6.   Next Regularly Scheduled Commission Meeting – May 24, 2016 at 7:00 p.m. 
7.   Adjourn 
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(These minutes are not approved until the next Commission meeting.) 
 

City of West Branch Planning & Zoning Commission Meeting 
February 23, 2016 

West Branch City Council Chambers, 110 North Poplar Street 
 
Chairperson John Fuller opened the meeting of the Planning & Zoning Commission at 7:00 p.m. welcoming 
the audience and following City Staff; Zoning Administrator Paul Stagg and City Administrator Matt 
Muckler. Commission Members, LeeAnn Aspelmeier, Ryan Bowers, Sally Peck, Clara Oleson and Gary 
Slach.  Peck arrived at 7:03 p.m. Absent:  Liz Seiberling. 
 
Approve minutes from the January 26, 2016 Planning and Zoning Commission Meeting./Move to action. 
Motion by Oleson, second by Bowers.  AYES:  Oleson, Bowers, Aspelmeier, Slach, Fuller.  Absent:  
Peck and Seiberling. Motion carried. 
 
Public Hearing on the matter of a re-zoning of Lot 1 of Lot “A”, West Branch, Cedar County, Iowa, in 
accordance with the Plat thereof recorded in Plat Book G, at page 223, in the records of the Cedar County 
Recorder’s Office, containing 6.02 acres, and subject to easements and restrictions of record, from 
Residence R-1 (Single Family District) to Residence R-2 (Two Family District). 
Public Hearing opened at 7:08 p.m. Glen Meisner of MMS Consultants provided information on the 
owners’ behalf (Steve and Wayne Lynch) of their intent to rezone from R-1 to R-2 zoning district to allow 
both single family and two family homes.  Based on the lot sizes, this zoning would give buyers flexibility 
to build to suit their needs.  There were some comments from area neighbors regarding the price point of 
the homes and how that might affect future property values.  Mayor Laughlin spoke in favor of the 
development and indicated that West Branch is in need of new housing opportunities in order to grow the 
community.  Public Hearing closed at 7:40 p.m. 
 
Approve a recommendation to the City Council for the rezoning of Lot 1 of Lot “A”, West Branch, Cedar 
County, Iowa, in accordance with the Plat thereof recorded in Plat Book G, at page 223, in the records of 
the Cedar County Recorder’s Office, containing 6.02 acres, and subject to easements and restrictions of 
record, from Residence R-1 (Single Family District) to Residence R-2 (Two Family District)./Move to 
action. 
Motion by Slach, second by Oleson.  AYES:  Slach, Oleson, Fuller, Aspelmeier, Bowers, Peck.  Absent:  
Seiberling. Motion carried. 
 
Approve the Lynch Heights Subdivision Preliminary Plat./Move to action. 
Meisner of MMS provided the commission with updated preliminary plats.  Revisions were requested by 
City Engineer Dave Schechinger to address some utility issues and the need for a street grade variance. 
The commission was in favor of approving the preliminary plat with the following stipulations; that the 
developers submit a revised stormwater management mitigation plan that is fully accepted by the City and 
approved by the City Engineer.   
Motion by Bowers, second by Oleson.  AYES:  Bowers, Oleson, Aspelmeier, Bowers, Slach.  Peck 
abstained with no comment. Absent:  Seiberling. Motion carried. 
Fuller then requested an amended motion with the following stipulations; that the developers submit a 
revised storm water management mitigation plan that is fully accepted by the City and approved by the 
City Engineer, the green space requirements be met, and that a street grade variance be obtained. 
Motion by Fuller, second by Oleson.  AYES:  Fuller, Oleson, Aspelmeier, Peck, Bowers, Slach.  Absent:  
Seiberling.  Motion carried. 
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Chris Kofoed and Brad Larson, KLM – Meadows Rezoning and Phase 2 Update 
Brad Larson of KLM Development provided an update to the future planning of Phase 2 of the Meadows 
Development.  Larson identified an additional 22 lots to the north of Phase 1, extending Sullivan Street and 
Ridge View Drive.  This area would include some lots for R-2 (two-family homes).  Larson said he was 
hopeful that construction would start this building season.  A preliminary plat will be forth coming.    
Muckler requested the commission provide some feedback to the developer for what they are looking for 
in terms in any type of future rezoning request.  Fuller asked Larson to consider providing the commission 
with a future plan of the area. 
 
Discussion on Update to the West Branch Comprehensive Plan.  
Fuller distributed information on top soil regulations and asked the commission to review it for future 
discussion.  Bowers provided an update on his progress on his assigned sections as well. 
 
Discussion on potential changes to P-1 (Public Use) Zoning Districts. 
Stagg reported his findings to the commission regarding how other cities approach regulations for Public 
Use Zoning Districts.  Fuller asked that Stagg write a memo to the commission summarizing his findings 
and a recommendation so that the commission can discuss and take action at their next regular meeting. 
 
CITY STAFF REPORTS 
 
Zoning Administrator Paul Stagg – Intro to Planning & Zoning Workshop presented by Gary Taylor, Iowa 
State University Extension and Outreach 
Stagg reminded the commission of an upcoming training opportunity on April 6, 2016 in Cedar Rapids.  
All interested commission members should contact Deputy City Clerk Leslie Brick to get registered. 
 
COMMENTS FROM CHAIR AND COMMISSION MEMBERS 
Aspelmeier expressed her concerns on the lack of timely information received from the developer on agenda 
items.  She noted that this commission needs to be able to make informed decisions and that receiving 
information the day of or at the meeting is unacceptable.  Several other commission members agreed.  
Aspelmeier also requested that special meetings not be allowed unless the requestor has all information to 
the committee prior to the scheduled meeting.  Commission members suggested that maybe a checklist 
would aid in the process of getting information in a timely manner. Oleson commented that affordable 
housing needs to be defined and that the public and commission needs to be educated on the subject. 
 
Next Regular Planning & Zoning Meeting – March 22, 2016 at 7:00 p.m. 
 
Adjourn 
Planning & Zoning meeting adjourned at 9:10 p.m. 
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(These minutes are not approved until the next Commission meeting.) 
 

City of West Branch Planning & Zoning Commission Meeting 
March 22, 2016 

West Branch City Council Chambers, 110 North Poplar Street 
 
Chairperson John Fuller opened the meeting of the Planning & Zoning Commission at 7:00 p.m. welcoming 
the audience and following City Staff; Zoning Administrator Paul Stagg and City Administrator Matt 
Muckler. Commission Members, Ryan Bowers, Liz Seiberling, Sally Peck and Gary Slach. Absent:  
LeeAnn Aspelmeier and Clara Oleson. 
 
Approve minutes from the February 23, 2016 Planning and Zoning Commission Meeting./Move to 
action. 
Minutes from the February 23, 2016 Planning & Zoning Meeting were not available for approval at this 
meeting.  Motion postponed. 
 
Rev. Alexis Johnson – West Branch United Methodist Church Accessibility Project 
Rev. Johnson presented the church’s plan for an addition that will house an elevator and improvements to 
the outside stairs to the building which includes additional handrails and lighting.  Johnson explained that 
the reason for the improvements is that the church hosts many community events and they would like to  
make the church accessible for everyone.  Johnson informed the commission that they would be seeking a 
rezoning request from R-3 to CB-1.  She also informed that they would be presenting their full plans at 
the April 12, 2016 Planning & Zoning meeting.   
 
Public Hearing on the matter of a re-zoning of the following described parcels located in the Meadows 
Subdivision:  Portions of Auditor Parcel G.  Rezoning Parcel #1:  R-1 to RB-1, Rezoning Parcel #2:  R-1 
to R-2, and Rezoning Parcel #3:  R-1 to RB-1 

DESCRIPTION - REZONING TRACT #1 (R-1 TO RB-1)  - Beginning at the Southwest Corner of Auditor Parcel "G", in accordance with 
the Plat thereof recorded in Plat Book I, at Page 103 of the Records of the Cedar County Recorder's Office; Thence N01°19'13"W, along the 
West Line of said Auditor Parcel "G", 755.33 feet; Thence N88°40'47"E, 157.95 feet; Thence S81°06'34"E, 108.86 feet; Thence S74°08'16"E, 
365.98 feet; thence S57°30'03"E, 273.91 feet; Thence S02°51'42"E, 452.25 feet, to a Point on the South Line of said Auditor Parcel G; Thence 
S87°06'47"W, along said South Line, 854.78 feet, to the Point of Beginning. Said Rezoning Tract contains 12.77 Acres (556,235 square feet), 
and is subject to easements and restrictions of record. 
DESCRIPTION - REZONING TRACT #2 (R-1 TO R-2)  - Commencing at the Northeast Corner of Auditor Parcel "G", in accordance with 
the Plat thereof recorded in Plat Book I, at Page 103 of the Records of the Cedar County Recorder's Office; Thence S86°46'30"W, along the 
North Line of said Auditor Parcel "G", 491.76 feet; Thence S03°13'30"E, 346.74 feet, to the POINT OF BEGINNING; Thence S19°24'18"E, 
144.18 feet; thence Southwesterly, 163.12 feet, along a 980.00 foot radius curve, concave Southeasterly, whose 162.93 foot chord bears 
S65°49'36"W; Thence S61°03'30"W, 1.70 feet; Thence Northwesterly, 39.27 feet, along a 25.00 foot radius curve, concave Northeasterly, 
whose 35.36 foot chord bears N73°56'30"W; thence S61°03'30"W, 60.00 feet; thence S28°56'30"E, 17.22 feet; Thence S61°03'30"W, 197.17 
feet; thence N32°15'55"W, 241.50 feet; thence N61°03'30"E, 271.17 feet; Thence S28°56'30"E, 23.66 feet; Thence N61°03'30"E, 68.43 feet; 
Thence S88°48'26"E, 80.24 feet; Thence S15°39'23"E, 32.45 feet; Thence N77°42'45"E, 86.21 feet, to the POINT OF BEGINNING. Said 
Rezoning Tract #2 contains 2.34 Acres (101,904 square feet), and is subject to easements and restrictions of record. 
DESCRIPTION - REZONING TRACT #3 (R-1 TO RB-1) - Commencing at the Southeast Corner of Auditor Parcel "G", in accordance with 
the Plat thereof recorded in Plat Book I, at Page 103 of the Records of the Cedar County Recorder's Office; Thence N00°40'57"E, along the 
East Line of said Auditor Parcel "G", 46.71 feet; Thence S87°07'22"W, along said East Line, 350.51 feet, to the POINT OF BEGINNING; 
Thence continuing S87°07'22"W, 113.67 feet; Thence Northwesterly, 40.82 feet along a 25.00 foot radius curve, concave Northeasterly, 
whose 36.44 foot chord bears N46°05'56"W; Thence N00°40'47"E, 233.75 feet; Thence S89°19'13"E, 140.00 feet, to a Point on the East Line 
of said Auditor Parcel "G"; Thence S00°40'47"W, along said East Line, 251.65 feet, to the Point of Beginning. Said Rezoning Tract #3 
contains 0.82 Acre (35,685 square feet), and is subject to easements and restrictions of record. 
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Public Hearing opened at 7:15 p.m. Chris Kofoed of the Meadows Subdivision summarized plans for the 
rezoning requests for tracts 1, 2 and 3.  Tract 1 & 3 would go from R-1 to RB-1, which would allow for 
commercial with residential buildings and Tract 2 (R-1 to R-2) would allow for development of 6 lots to 
be zoned for two family homes to offer more affordable options.  Peck raised concerns of spot zoning 
within the development and drawing business out of the downtown area.  Mayor Laughlin said the City is 
focused on growing West Branch and that they support all of West Branch’s business efforts.  Public 
Hearing closed at 7:33 p.m. 
 
Approve a recommendation to the City Council for the rezoning of the following described parcels located 
in the Meadows Subdivision:  Portions of Auditor Parcel G.  Rezoning Parcel #1:  R-1 to RB-1, Rezoning 
Parcel #2:  R-1 to R-2, and Rezoning Parcel #3:  R-1 to RB-1./Move to action. 

DESCRIPTION - REZONING TRACT #1 (R-1 TO RB-1)  - Beginning at the Southwest Corner of Auditor Parcel "G", in accordance 
with the Plat thereof recorded in Plat Book I, at Page 103 of the Records of the Cedar County Recorder's Office; Thence N01°19'13"W, 
along the West Line of said Auditor Parcel "G", 755.33 feet; Thence N88°40'47"E, 157.95 feet; Thence S81°06'34"E, 108.86 feet; 
Thence S74°08'16"E, 365.98 feet; thence S57°30'03"E, 273.91 feet; Thence S02°51'42"E, 452.25 feet, to a Point on the South Line of 
said Auditor Parcel G; Thence S87°06'47"W, along said South Line, 854.78 feet, to the Point of Beginning. Said Rezoning Tract contains 
12.77 Acres (556,235 square feet), and is subject to easements and restrictions of record. 
DESCRIPTION - REZONING TRACT #2 (R-1 TO R-2)  - Commencing at the Northeast Corner of Auditor Parcel "G", in accordance 
with the Plat thereof recorded in Plat Book I, at Page 103 of the Records of the Cedar County Recorder's Office; Thence S86°46'30"W, 
along the North Line of said Auditor Parcel "G", 491.76 feet; Thence S03°13'30"E, 346.74 feet, to the POINT OF BEGINNING; Thence 
S19°24'18"E, 144.18 feet; thence Southwesterly, 163.12 feet, along a 980.00 foot radius curve, concave Southeasterly, whose 162.93 
foot chord bears S65°49'36"W; Thence S61°03'30"W, 1.70 feet; Thence Northwesterly, 39.27 feet, along a 25.00 foot radius curve, 
concave Northeasterly, whose 35.36 foot chord bears N73°56'30"W; thence S61°03'30"W, 60.00 feet; thence S28°56'30"E, 17.22 feet; 
Thence S61°03'30"W, 197.17 feet; thence N32°15'55"W, 241.50 feet; thence N61°03'30"E, 271.17 feet; Thence S28°56'30"E, 23.66 
feet; Thence N61°03'30"E, 68.43 feet; Thence S88°48'26"E, 80.24 feet; Thence S15°39'23"E, 32.45 feet; Thence N77°42'45"E, 86.21 
feet, to the POINT OF BEGINNING. Said Rezoning Tract #2 contains 2.34 Acres (101,904 square feet), and is subject to easements 
and restrictions of record. 
DESCRIPTION - REZONING TRACT #3 (R-1 TO RB-1) - Commencing at the Southeast Corner of Auditor Parcel "G", in accordance 
with the Plat thereof recorded in Plat Book I, at Page 103 of the Records of the Cedar County Recorder's Office; Thence N00°40'57"E, 
along the East Line of said Auditor Parcel "G", 46.71 feet; Thence S87°07'22"W, along said East Line, 350.51 feet, to the POINT OF 
BEGINNING; Thence continuing S87°07'22"W, 113.67 feet; Thence Northwesterly, 40.82 feet along a 25.00 foot radius curve, concave 
Northeasterly, whose 36.44 foot chord bears N46°05'56"W; Thence N00°40'47"E, 233.75 feet; Thence S89°19'13"E, 140.00 feet, to a 
Point on the East Line of said Auditor Parcel "G"; Thence S00°40'47"W, along said East Line, 251.65 feet, to the Point of Beginning. 
Said Rezoning Tract #3 contains 0.82 Acre (35,685 square feet), and is subject to easements and restrictions of record. 

Motion by Bowers, second by Slach to accept all areas of rezoning.  AYES:  Bowers, Slach.  NAYS:  
Peck, Fuller, Seiblering.  Absent:  Aspelmeier and Oleson.  Motion failed. 
Fuller amended the motion to accept tract 2 only (R-1 to R-2), and table the request for tract 1 & 3 for 
more discussion. 
Motion by Fuller, second by Seiberling.  AYES:  Fuller, Seiberling, Bowers, Peck, Slach.  Absent:  
Aspelmeier and Oleson.  Motion carried. 
 
Discussion on Meadows Subdivision Phase 2 Preliminary Plat 
Kofoed described plans for Phase 2 which includes 22 residential lots.  Sixteen of those lots will be used 
for R-1, single family homes and six lots would be changed to R-2 two family homes.  This area will extend 
Sullivan Street to connect with Ridge View Drive.  Kofoed said the preliminary plat would be forth coming.  
 
Discussion on Update to the West Branch Comprehensive Plan 
Fuller shared information about his research on affordable housing.  Bowers updated the commission that 
he is about 90% done with his assignment and is willing to do more. 
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Approve recommendation to the City Council to pursue adoption of a residential plot plan./Move to action. 
This agenda item was postponed to a future meeting date. 
 
CITY STAFF REPORTS 
 
Zoning Administrator Paul Stagg – Intro to Planning & Zoning Workshop presented by Gary 
Taylor, Iowa State University Extension and Outreach 
Stagg reminded the commission of the training and encouraged everyone to attend. 
 
Zoning Administrator Paul Stagg – Lynch Heights Subdivision Update 
Stagg informed the commission that the rezoning of Lynch Heights would be going in front of the 
Council on April 4, 2016.  The preliminary plat and storm water proposal is being reviewed. 
 
Zoning Administrator Paul Stagg – Rules of Procedure for Boards and Commissions 
Stagg commented that the Council has previously adopted rules of procedure and that he would 
like the commission to consider the same.  Stagg said the rules may be different than what the 
Council uses but that they could use them as a model for developing their own. 
 
COMMENTS FROM CHAIR AND COMMISSION MEMBERS 
Slach requested examples of site plans for review. 
 
Next Commission Meeting – April 12, 2016 at 7:30 p.m. 
 
Adjourn 
Fuller adjourned the Planning & Zoning meeting at 8:16 p.m.  
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 The Meadows Subdivision February 26, 2016 
Phase 2 

  
 
 

 Veenstra & Kimm, Inc. 
 860 22nd Avenue, Suite 4 
 Coralville, Iowa 52241 
 319-466-1000  
 
 

Preliminary Plat Checklist 
(all items must be checked yes or have acceptable comments in order to proceed to P&Z for review) 

 
1) Title, scale, north point and date.          YES      NO 

Comments: 
 
 

2) An outline of the area to be subdivided, identifying        YES      NO 
approximate dimensions of the boundary lines.   

  Comments: 
 
 
3) An accurate legal description of the land included in        YES      NO 

the subdivision and giving reference to two section corners
within the U.S. public land system in which the plat lies, or if  

  

the plat is a subdivision of any portion of an official plat, two  
established monuments within the official plat

  Comments:  Indicate monuments on plat 
.   

 
 
4) Each lot within the plat shall be assigned a progressive number       YES      NO 
  Comments: 
 
 
5) Present and proposed street, alleys, and sidewalks, with        YES      NO 

their right-of-way, in or adjoining subdivision, including  
dedicated widths, approximate gradients, types and widths  
of surfaces, curbs, and planting strips.   

  Comments: 
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 The Meadows Subdivision February 26, 2016 
Phase 2 

  
 
 

 Veenstra & Kimm, Inc. 
 860 22nd Avenue, Suite 4 
 Coralville, Iowa 52241 
 319-466-1000  
 
 

 
6) Proposed layout of lots, showing numbers, approximate       YES      NO 

dimensions and the square foot areas of lots that are  
not rectangular.  

  Comments: 
 
 
7) Building setbacks or front yard lines.         YES      NO 
  Comments: 
 

8) Parcels of land proposed to be dedicated or reserved       YES      NO 
for schools, parks, playground, or other public,  
semi-public or community purposes.  

  Comments:  Indicate location of park space 
 

9) Present and proposed easements, showing locations,       YES      NO 
widths, purposes and limitations.   

  Comments:  Provide drainage easements for  
 Stormwater to flow along lot 41 and south of lots 20-24 

10) Present and proposed utility systems, including the        YES      NO 
location and size of existing sanitary and storm sewers,  
culverts, water mains, street lights and other public  
utilities; and the location and alignment of proposed  
utilities to serve the development. 

  Comments:  Street light spacing is too far apart; extend 
 storm sewer to north along lot 41 to collect runoff; identify 

size of pipes for all utilities. 
 

11) Proposed name of the subdivision which shall not         YES      NO 
duplicate or resemble existing subdivision names in  
the County.   

  Comments: 
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 The Meadows Subdivision February 26, 2016 
Phase 2 

  
 
 

 Veenstra & Kimm, Inc. 
 860 22nd Avenue, Suite 4 
 Coralville, Iowa 52241 
 319-466-1000  
 
 

 

12) Names and addresses of the owner, subdivider, and engineer,      YES      NO 
surveyor or architect who prepared the preliminary plat, and  
the engineer, surveyor or architect who will prepare the final plat.  

  Comments: 
 

13) Existing and proposed zoning of the proposed subdivision       YES      NO 
and adjoining property  

  Comments:  Developer has indicated interest in  
 rezoning to R-2.  Indicate areas of proposed zoning. 

14) A general summary description of any protective covenants       YES      NO 
or private restrictions to be incorporated in the final plat. 
 Comments: 

 
 
15) Contours at vertical intervals of not more than two (2) feet       YES      NO 

feet if the general slope of the site is less than ten percent  
(10%) and at vertical intervals of not more than five (5) feet  
if the general slope is ten percent (10%) or greater, unless  
the Commission waives this requirement..  

  Comments: 
 
 
16) The location of any floodway and flood hazard boundaries,       YES      NO 

and the identification of those areas subject to flooding  
and high water.  

 Comments: 
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 The Meadows Subdivision February 26, 2016 
Phase 2 

  
 
 

 Veenstra & Kimm, Inc. 
 860 22nd Avenue, Suite 4 
 Coralville, Iowa 52241 
 319-466-1000  
 
 

 
17) Identification of all adjoining properties, and where such       YES      NO 

adjoining properties are part of recorded subdivisions  
the names of those subdivisions. 

  Comments: 
  
 
18) . Identification of areas prone to erosion and, by separate       YES      NO 

document attached to the preliminary plat, a grading plan to 
explain the methods that will be used to control erosion pursuant 
to the requirements of this chapter. (See Section 170.15(15)  

  Comments  Proposed erosion control is similar to methods  
  installed for previous phase which was not effective and led to  
  multiple complaints to the east of lot 20.  Construction entrances 
  and expanded sedimentation basin should be constructed as a minimum. 
 
19) Identification of proposed Stormwater Best Management        YES      NO 

Practices and systems to collect, convey, detain, and discharge  
 stormwater in a safe manner consistent with all City, State, 
 and Federal laws and regulations   

Comments:  None proposed. 
 
 
20) A proposal to turn over 5% of useable subdivided land or its       YES      NO 

 value to the City of West Branch for park development. 
Comments: 

 

21) A list of all variances from zoning and subdivision regulations      YES      NO 
 that are being requested. 

Comments:  Variance for street grades should be requested.   
A mid block crosswalk should be installed on Sullivan, however,  
Street grade will not allow compliance with cross slope on crossing.  

 

 

14

http://www.washingtoniowa.net/vertical/Sites/{9DF05BA3-7C59-44EA-BE6B-94D7B9EED868}/uploads/wash._logo1.jpg�


 

March 28, 2016 
 
Mr. Matt Muckler 
City of West Branch 
PO Box 218 
West Branch, IA 52358 
 
RE:  Preliminary Plat Checklist for “The Meadows Subdivision - Phase 2” to West 
Branch, Iowa 
 
Dear Mr. Muckler: 
 
I am writing responses to Items 3, 8, 9, 10, 13, 14, 18, 19, 20 and 21 of the checklist 
provided by City Engineer Schechinger on February 26, 2016 as follows: 
 
Item 3.  An accurate legal description of the land included in the subdivision and giving 
reference to two section corners within the U.S. public land system in which the plat lies, or 
if the plat is a subdivision of any portion of an official plat, two established monuments 
within the official plat. 
 
Answer:  Property pins have been added to the boundary line of The Meadows - 
Part One and the northwest corner of Lot 82, Pedersen Valley – Part Four. 
 
Item 8.  Parcels of land proposed to be dedicated or reserved for schools, parks, 
playground, or other public, semi-public or community purposes. 
 
Answer:  There are no parcels proposed to be dedicated with “The Meadows 
Subdivision – Phase 2”.  The development of park land or a value will be 
dedicated at the time “The Meadows Subdivision - Part 3” is completed similarly 
to the Developers Agreement for “The Meadows Subdivision – Part One”. 
 
Item 9.  Present and proposed easements, showing locations, widths, purposes and 
limitations. 
 
Answer:  A proposed 10’ storm and drainage easement have been added to the 
east line of Lot 41 and a 20’ storm drainage easement has been added to the south 
end of Lots 20 through 24. 
 
Item 10.  Present and proposed utility systems, including the location and size of existing 
sanitary and storm sewer, culverts, water mains, street lights and other public utilities; 
and the location and alignment of proposed utilities to serve the development. 
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Answer:      A. Improved street light spacing has been added. 
B. Existing and proposed utility sizes have been added. 
C. The storm pipe on Lot 82 will be extended to the northeast corner of 

Lot 41 or the entire pipe will be relaid with the agreement of the 
owner on Lot 82, Pedersen Valley – Part Four. 

 
Item 13.  Existing and proposed zoning of the proposed subdivision and adjoining 
property. 
 
Answer:  The proposed R-2 zoning designation has been added to this 
preliminary plat. 
 
Item 14.  A general summary description of any protective covenants or private 
restrictions to be incorporated in the final plat. 
 
Answer:  A copy of the Restrictive Covenants for “The Meadows Subdivision – Part 
One” is attached for your reference.  The covenants for Phase 2 will be the same 
or reference Part One. 
 
Item 18.  Identification of areas prone to erosion and, by separate document attached to 
the preliminary plat, a grading plan to explain the methods that will be used to control 
erosion pursuant to the requirements of this chapter.  (See Section 170.15(15) 
 
Answer:  Paul Anderson has corresponded with Dave Schechinger.  Sedimentation 
basins have been added on Lots 20 and 41.  A construction entrance has also been 
added. 
 
Item 19.  Identification of proposed Stormwater Best Mangement Practices and systems to 
collect, convey, detain, and discharge stormwater in a safe manner consistent with all City, 
State, and Federal laws and regulations. 
 
Answer:  Existing top soil is to be protected in construction areas by striping, 
stockpiling and re-spreading prior to completion of subdivision construction. 
Prior to top soil re-spreading the graded surfaces shall be tilled to a depth of 8”. 
Storm water generated from this subdivision on Sullivan Street and adjoining lots 
will be conveyed by existing drainage facilities to an existing detention basin in 
Pedersen Valley. Storm water generated from Ridge View Drive and adjacent lots 
will be conveyed to the existing detention basin west of The Meadows Part 1. 
Modifications to the detention basin will be made to provide extended detention 
of the water quality event runoff and assure all areas from the rear yard in Part 2 
will drain to the detention basin. This basin was sized to provide storm water 
management for the potions of Part 2 that drain to it. 
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Item 20.  A proposal to turn over 5% of useable subdivided land or its value to the City of 
West Branch for park development.   
 
Answer:  The development of park land or a value will be dedicated at the time 
“The Meadows Subdivision - Part 3” is completed similarly to the Developers 
Agreement for “The Meadows Subdivision – Part One”. 
 
Item 21.  A list of all variances from zoning and subdivision regulations that are being 
requested. 
 
Answer:  The developers are asking for two variances as follows: 

A. A maximum of 8% street grade for Sullivan Street is requested. 
B. The required “mid block crossing” on Sullivan Street is requested to not 

be required due to being unable to meet grade on the cross-slope. 
 
Please feel free to contact Paul Anderson or me if you have any questions. 
 
Respectfully submitted, 
 
 
 
Glen D. Meisner, PE & PLS 
 
 
T:\8815\8815-003-\8815003Q1.docx  
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For Better Stormwater Management

BIOSWALES

www.rainscapingiowa.org

WHAT ARE BIOSWALES?
A bioswale is a multi-purpose stormwater manage-
ment practice that provides an alternative to storm 
sewers. By using a permeable soil bed and perfo-
rated subdrain tile, bioswales infiltrate water from 
frequent, small rains (1.25 inches or less). During 
heavy rains, bioswales convey runoff in a non-erosive 
manner.

Above ground, bioswales can be subtle and feature 
typical turf grass or designed as an attractive flower 
garden with native plants and grasses. Whatever 
vegetation is used, it is important that it protects 
against soil erosion.

Bioswales are considered “green infrastructure”       
because they offer water quality benefits not provid-
ed by storm sewers. This is a relatively new stormwa-
ter practice, but there are a number of water quality 
projects that feature bioswales.
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WHEN IS A BIOSWALE NEEDED?

BIOSWALES

Bioswales that utilize existing natural drainage swales often 
provide the best results. Bioswales can be installed where 
drainage swales are eroding, where low lying areas pond 
stagnant water, or in lieu of storm sewer pipes. 

Pictures on this page show examples of problems to be solved 
by installing bioswales. Match the number on the picture to 
the number below:

1. Neighbors were complaining about the smell and 
mosquitoes generated by this Davenport drainage swale, 
which was retrofitted to a bioswale (see photo on page 3).

2. Bare soil in a drainageway is never stable. The area will 
only erode over time, and needs vegetative cover. This 
drainageway is just beginning to erode. A bioswale is 
planned to provide stabilization and infiltration of street 
runoff.

3. An eroding road ditch is threatening the nearby road bed 
and utility pole. A bioswale will be installed to infiltrate 
small rains and safely convey large runoff events.

4. Scrap concrete and rocks were placed in this ditch to 
control erosion. The town of Kingsley has committed to 
installing a bioswale that will provide a more effective 
and permanent solution.

1 2

3

4

2
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BIOSWALES 3

BIOSWALES IN ACTION
Below are successful examples of bioswales 
with many different vegetative preferences and 
styles. Selection of vegetation is a key decision 
for biowale projects. It is critical for bioswale 
vegetation to provide protection against erosion 
and be aesthetically pleasing. Native vegetation is 

recommended for many bioswales. The deep-rooted 
native grasses and flowers help build and maintain 
soil health, which maintains good infiltration and 
percolation rates. Non-native, cool season grasses 
are an alternative that may be preferred in certain 
settings. 

Most people would not realize that a stormwater 
practice is installed at this site. This Cedar Falls back-
yard bioswale will ensure a dry, mowable, and usable 
water management area. Permeable soil, a perforated 
subdrain and subtle earthen berms help infiltrate most 
runoff. Mow turf grass as high as possible to maximize 
vegetative cover.

Stormwater runs off large parking lots very quickly. 
Bioswales are a great way to capture and infiltrate 
runoff from small events. Large events are conveyed 
to a storm sewer intake at the bottom of this swale. 
This bioswale provides an aesthetically pleasing green 
space in this Coralville parking lot.

This Davenport bioswale is solving the problem shown 
in Picture 1 on the previous page. A wet, eroding 
neighborhood drainageway is now an attractive and 
functional stormwater system with native grasses and 
flowers.

A newly completed bioswale with rock checks in a 
road ditch above East Okoboji Lake reduces runoff and 
sediment that used to be delivered to the lake with 
each runoff event. Rock checks help hold and infiltrate 
stormwater.
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IDALS-DSC and USDA are equal opportunity providers and employers.March 2014

iowaagriculture.gov iowastormwater.org

polk-swcd.org

rainscapingiowa.org

United States Department of Agriculture

ia.nrcs.usda.gov

Low-interest loans available
The State Revolving Fund provides low-
interest loans (3 percent) to implement 
sustainable stormwater management 
practices. Loans can be made to developers, 
municipalities, businesses and homeowners. 
Visit www.iowasrf.com and click on “Topics” - 
“Stormwater” for more details.

BIOSWALES

MAINTENANCE
 » The primary maintenance issue is managing vegeta-

tion to maintain a pleasing appearance.
 » Perform weed control as needed.
 » If turf grass is used, maintain a height of no less than 

4 inches to filter and capture pollutants and protect 
against erosion.

 » If native vegetation is used, burn annually if local 
code allows.

 » If burning is not feasible, mow and remove dormant 
vegetation annually.

 » Inspect annually for bare soil or scour erosion.
 » Inspect annually for sediment accumulation. Bio-

swales trap sediment that will periodically need to be 
removed.

 » Remove accumulated trash and debris.

BIOSWALE COMPONENTS
Plants
Vegetation should provide critical erosion protection and 
be aesthetically pleasing.

Perforated Subdrain Tile
Drainage tile ensures water can percolate down through 
the soil. If water can’t move down through the soil profile, 
it will move to the subdrain and be conveyed to a stream or 
other outlet site in a controlled manner. 

Washed Rock
The subdrain tile is bedded in clean washed rock.

Modified Soil
Amended soils are placed into the bioswale to facilitate 
infiltration of water during rainfall and runoff events. 

Berms
Berms ensure water is slowed down and infiltrated, helping 
remove pollutants common to stormwater runoff. Berms 
can be constructed of earthen material or rocks. 

Natural Resources Conservation Service
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NOTICE OF PUBLIC HEARING 
 

NOTICE  OF  PUBLIC  HEARING  ON  THE  PROPOSED  AMENDMENT  TO  THE  WEST 
BRANCH ZONING CODE. 

 
YOU ARE HEREBY NOTIFIED that a public hearing will be held by the West 

Branch Planning and Zoning Commission in the Council Chambers at City Hall at 110 N. 
Poplar Street at 7:30 o'clock P.M. on, Tuesday, A p r i l  12 , 2016. The public hearing will 
discuss the proposed rezoning of the following described parcel, located at 203 N. Downey 
Street in West Branch, Iowa from Residence R-3 Multiple Family District to Central Business 
CB-1 District: 

That part of Lots 5, 6, 11, 12 and a portion of the vacated alley all in Block 35 of the Town of Cameron  
now West Branch, Cedar County, Iowa being more particularly described as follows: Commencing as  
a point of reference at the Southeast corner of said Lot 12; thence South 89°05'06" West 97.20 feet  
along the North right-of-way line of Green Street (assumed bearing for this description only) to the  
point of beginning; thence continuing South 89°05'06" West 162.38 feet along said North  
right-of-way line to a point of intersection with the East line of Downey Street; thence North 0°56'52" 
West 94.00 feet along the East right-of-way line of Downey Street to the Northwest corner of the  
South 17 feet of said Lot 6; thence North 89°05'06" East 99.87 feet along the North line of the South 
17 feet of said Lot 6; thence North 0°52'22" West 60.00 feet along the West line of the East 22 feet  
of said Lot 6 to a point of intersection with the South right-of-way line of a alley; thence North  
89°05'06" East 62.30 feet along said South right-of·way line; thence South 1°00'03" East 154.00 feet  
to the point of beginning and containing 0.44 acre more or less. 

 
All interested persons are invited to attend this meeting and be heard on the 

aforementioned proposed adoption of the amendment. Further information regarding same 
may be obtained by contacting the West Branch City Clerk. 

 
NOTICE OF PUBLIC HEARING 

 
NOTICE  OF  PUBLIC  HEARING  ON  THE  PROPOSED  AMENDMENT  TO  THE  WEST 
BRANCH ZONING CODE. 

 
YOU ARE HEREBY NOTIFIED that a public hearing will be held by the West 

Branch City Council meeting in the Council Chambers at City Hall at 110 N. Poplar Street at 
7:00 o'clock P.M. on, Monday, A p r i l  18 , 2016. The public hearing will discuss the 
proposed rezoning of the following described parcel, located at 203 N. Downey Street in West 
Branch, Iowa from Residence R-3 Multiple Family District to Central Business CB-1 District: 

 
That part of Lots 5, 6, 11, 12 and a portion of the vacated alley all in Block 35 of the Town of Cameron  
now West Branch, Cedar County, Iowa being more particularly described as follows: Commencing as  
a point of reference at the Southeast corner of said Lot 12; thence South 89°05'06" West 97.20 feet  
along the North right-of-way line of Green Street (assumed bearing for this description only) to the  
point of beginning; thence continuing South 89°05'06" West 162.38 feet along said North  
right-of-way line to a point of intersection with the East line of Downey Street; thence North 0°56'52" 
West 94.00 feet along the East right-of-way line of Downey Street to the Northwest corner of the  
South 17 feet of said Lot 6; thence North 89°05'06" East 99.87 feet along the North line of the South 
17 feet of said Lot 6; thence North 0°52'22" West 60.00 feet along the West line of the East 22 feet  
of said Lot 6 to a point of intersection with the South right-of-way line of a alley; thence North  
89°05'06" East 62.30 feet along said South right-of·way line; thence South 1°00'03" East 154.00 feet  
to the point of beginning and containing 0.44 acre more or less. 

 
All interested persons are invited to attend this meeting and be heard on the 

aforementioned proposed adoption of the amendment. Further information regarding same 
may be obtained by contacting the West Branch City Clerk. 

 
 
/s/____________________________ 
Matt Muckler, City Administrator/Clerk 30
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SANITARY SEWER AND WATER MAIN CONSTRUCTION NOTES

1. SANITARY SEWER AND WATER MAIN CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE CITY OF

WEST BRANCH STANDARDS.

2.

3. CONTRACTOR SHALL PROVIDE CRUSHED STONE ENCASEMENT BEDDING FOR ALL SANITARY

SEWER UNLESS NOTED OTHERWISE ON THE PLANS.

4. SANITARY SEWERS TO BE PVC TRUSS PIPE UNLESS NOTED OTHERWISE.  SANITARY SEWER

SERVICE LINES SHALL BE PVC, SDR 23.5 WITH GASKETED JOINTS

5. CONTRACTOR TO PROVIDE CLOW "BAND-SEAL" COUPLINGS FOR DISSIMILAR PIPE CONNECTIONS.

6. 6" AND 8" DIAMETER WATER MAINS SHALL BE DUCTILE IRON PIPE.  ANY MAIN BORED AND PULLED

MUST BE CLASS 53 RESTRAINED DUCTILE IRON PIPE.   ALL FITTINGS SHALL BE RESTRAINED WITH

BOTH MEGA-LUGS AND THRUST BLOCKS.

7. SANITARY SEWER TRENCHES SHADED ON THE PROFILE VIEW SHALL BE BACKFILLED WITH EITHER

OF THE FOLLOWING COMPACTED  TO 95% STANDARD 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.

7. GRANULAR TRENCH BACKFILL SHALL BE CLASS A CRUSHED STONE CONFORMING TO I.D.O.T.

STANDARD SPECIFICATION 4120.041 WITH 1" MAXIMUM AGGREGATE SIZE.  COMPACT TO 95%

STANDARD PROCTOR DENSITY.

8. WATER MAINS WITHIN STREET RIGHT OF WAYS OR WITHIN EASEMENTS ADJACENT TO THE STREET

RIGHT OF WAYS SHALL BE BACKFILLED WITH EITHER OF THE FOLLOWING COMPACTED TO 95%

STANDARD PROCTOR DENSITY:

C) SUITABLE EXCAVATED MATERIAL.  IF EXCAVATED MATERIAL IS NOT SUITABLE, THEN

D) CRUSHED STONE AS SPECIFIED FOR GRANULAR TRENCH BACKFILL SHALL BE USED.

9. THE ENTIRE DEPTH OF TRENCH FOR SANITARY SEWERS AND WATER MAINS LOCATED UNDER

STREET PAVEMENT SHALL BE BACKFILLED WITH CLASS A CRUSHED STONE.

10. ALL SANITARY SEWER SERVICE LINES CROSSING STREET RIGHT-OF-WAY SHALL BE BACKFILLED IN

ACCORDANCE WITH THE PRECEDING NOTES.

11. ALL SANITARY SEWER SERVICE LINES SHALL BE EXTENDED:

E) 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.

F) TO THE UTILITY EASEMENT LINE FOR THOSE LOCATIONS WHERE THE LOTS BEING SERVED

ARE ADJACENT TO THE SEWER MAIN.

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

AND STORM SEWER.

13. WATER MAIN SHALL NOT PASS THROUGH NOR CONTACT A  SEWER OR A SEWER MANHOLE.  A

MINIMUM HORIZONTAL SEPARATION OF 3 FEET SHALL BE MAINTAINED.

14. VERTICAL SEPARATION OF WATER MAINS CROSSING OVER ANY SANITARY SEWER SHOUL0D 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 THEN 6 INCHES ABOVE A SEWER OR 18 INCHES BELOW A SEWER.  THE

SEPARATION DISTANCE  SHALL BE THE MAXIMUM FEASIBLE IN ALL CASES.

15. 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.

16. NOMINAL DEPTH OF WATER MAIN = 5.5 FEET TO TOP OF PIPE.

17. ALL SANITARY SEWER AND SERVICE LINES SHALL BE AIR TESTED TO PASS THE CITY OF IOWA CITY

REQUIRED TEST RESULTS.

18. MANHOLE FRAME AND LID TO BE NEENAH R-1642 SELF SEALING OR APPROVED EQUAL, WITH CITY

OF IOWA CITY LOGO.

19. 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%.

STORM SEWER CONSTRUCTION NOTES:

1. CITY OF WEST BRANCH DESIGN AND CONSTRUCTION STANDARDS AND PROCEDURE 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 STORM SEWERS SHALL BE PROVIDED WITH CLASS "B" BEDDING, UNLESS NOTED OTHERWISE.

5. STORM SEWERS SHADED ON THE PROFILE VIEW SHALL BE BACK FILLED WITH EITHER OF THE FOLLOWING

COMPACTED TO 95% STANDARD PROCTOR DENSITY:

A) SUITABLE EXCAVATED MATERIAL.  IF EXCAVATED MATERIAL IS NOT SUITABLE, THEN

B) CRUSHED STONE AS SPECIFIED FOR GRANULAR TRENCH BACK FILL SHALL BE USED.

6. GRANULAR TRENCH BACK FILL SHALL BE CRUSHED STONE CONFORMING TO I.D.O.T. STANDARD

SPECIFICATION 4120.04 WITH 1" MAXIMUM AGGREGATE SIZE.  COMPACT TO 95% STANDARD PROCTOR

DENSITY

7. THE ENTIRE DEPTH OF TRENCH FOR STORM SEWERS LOCATED UNDER PUBLIC STREET PAVEMENT SHALL

BE BACKFILLED WITH CLASS A CRUSHED STONE.

8. 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.

9. ALL PIPE SHALL BE CERTIFIED.

10. 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.

11. LIFT HOLES IN STORM SEWER WILL NOT BE ALLOWED.

12. PROVIDE CONCRETE FILLETS IN ALL NEW AND EXISITING DRAINAGE STRUCTURES PER REFERENCED

DETAILS.

13. MANHOLE FRAME AND LID TO BE NEENAH 1642 LOW PROFILE SELF SEALING OR  APPROVED EQUAL, WITH

CITY OF IOWA CITY LOGO.

14. CASTING TO BE PLACED ABOVE OUTLET SIDE OF INTAKE.

GRADING NOTES:

1. MAXIMUM SLOPE ON CUTS AND FILLS SHALL BE 4% HORIZONTAL TO 1% VERTICAL.

2. NO EXCAVATION SHALL BE ALLOWED WITHIN 2 FEET OF PROPERTY LINES.

3. WHERE HEIGHT OF FILL IS GREATER THAN 30 FEET, AN INTERMEDIATE TERRACE OF AT

LEAST 6 FEET WIDE SHALL BE ESTABLISHED AT MID HEIGHT.  SEE TYPICAL FILL SECTION.

4. COMPACTION TO BE 95% STANDARD PROCTOR WHERE > 6:1 SLOPE.

5. PRIOR TO ANY GRADING A CONSTRUCTION SAFETY FENCE SHALL BE INSTALLED 50 FEET

FROM TRUNKS OF TREES TO BE PROTECTED.

6. 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.

7. ALL STREET SUBGRADES SHALL BE CONSTRUCTED AND COMPACTED IN ACCORDANCE

WITH CITY OF IOWA CITY DESIGN AND CONSTRUCTION STANDARDS AND PROCEDURES.

8. 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.

STABILIZATION SEEDING:

STABILIZATION SEEDING SHALL BE IN ACCORDANCE WITH I.D.O.T. STANDARD SPECIFICATION

SECTION 2601.5 STABILIZING CROP SEEDING AND FERTILIZING.

SEED MIXTURES SHALL BE ON OF THE FOLLOWING:

SPRING - MARCH 1 TO MAY 20

   WINTER RYE OR OATS 1 BUSHEL PER ACRE

   SUDANGRASS (PIPER) 25 LBS. PER ACRE

   FESCUE, KENTUCKY 31 OR FAWN 15 LBS PER ACRE

   ALFALFA (RANGER OR VERNAL)  5 LBS PER ACRE

SUMMER - MAY 21 TO JULY 20

     OATS 1 BUSHEL PER ACRE

     SUDANGRASS (PIPER) 35 LBS. PER ACRE

     FESCUE, KENTUCKY 31 OR FAWN 15 LBS PER ACRE

     ALFALFA (RANGER OR VERNAL) 5 LBS PER ACRE

FALL - JULY 21 TO SEPTEMBER 30

            WINTER RYE 2 BUSHEL PER ACRE

            FESCUE, KENTUCKY 31 OR FAWN 15 LBS PER ACRE

ALFALFA (RANGER OR VERNAL) 5 LBS PER ACRE

*AFTER AUGUST 31, HAIRY VETCH SHALL BE SUBSTITUTED FOR ALFALFA AT THE RATE OF 10

LBS PER ACRE

FERTILIZER SHALL BE APPLIED AT A RATE OF 450 LBS PER ACRE USING CHEMICALLY

COMBINED COMMERCIAL 13-13-13 FERTILIZER.

NPDES STORM WATER CONSTRUCTION PERMIT:

1. THIS PROJECT FALLS UNDER THE NPDES STORM WATER PERMIT REQUIREMENT.

2. THE POLLUTION PREVENTION PLAN (PPP) OR EROSION CONTROL PLAN SHEET MUST BE

KEPT SOMEWHERE ON SITE AT ALL TIME OR BE READILY AVAILABLE UPON REQUEST.

3. THE OWNER (OR CONSULTANT) SHALL SUBMIT APPLICATION TO THE IDNR AND THE IDNR

SHALL RECEIVE THIS APPLICATION  AT LEAST 24 HOURS PRIOR TO THE START OF WORK.

THIS PERMIT APPLICATION SHALL INCLUDE PROOF OF PUBLIC NOTIFICATION AS WELL AS

THE PERMIT FEE.  A COPY OF THE PERMIT FROM IDNR SHALL BE SUBMITTED TO THE CITY

OF WEST BRANCH.

4. ONCE WORK IS COMPLETED, A NOTICE OF DISCONTINUATION SHALL BE SUBMITTED TO

THE IDNR AND A COPY GIVEN TO THE CITY OF WEST BRANCH WITHIN 30 DAYS AFTER

FINAL STABILIZATION.

AIR TESTING

1. PERFORM FROM MANHOLE-TO-MANHOLE AFTER BACKFILL.

2. PLACE PNEUMATIC PLUGS:

A) SEALING LENGTH: EQUAL TO OR GREATER THAN PIPE DIAMETER,

B) CAPABLE OF RESISTING INTERNAL TEST PRESSURE WITHOUT EXTERNAL BRACING OR BLOCKING.

3. INTRODUCE LOW-PRESSURE AIR INTO SEALED LINE AND ACHIEVE INTERNAL AIR PRESSURE 4 PSIG

GREATER THAN MAXIMUM PRESSURE EXERTED ON GROUNDWATER ABOVE PIPE INVERT.

4. LIMIT INTERNAL PRESSURE IN SEALED LINE BELOW 8 PSIG.

5. ALLOWS 2 MINUTES MINIMUM FOR AIR PRESSURE TO STABILIZE.  DISCONNECT LOW PRESSURE AIR HOSE

FROM CONTROL PANEL.

PIPE DIAMETER,

INCHES

MINIMUM TIME,

min: s

LENGTH FOR

MINIMUM TIME, FT

TIME FOR LONGER

LENGTH, S

4

6

8

10

12

15

18

21

24

27

30

33

36

3:46

5:40

7:34

9:26

11:20

14:10

17:00

19:50

22:40

25:30

28:20

31:10

34:00

597

398

298

239

199

159

133

114

99

88

80

72

66

0.380 L

0.854 L

1.520 L

2.374 L

3.418 L

5.342 L

7.692 L

10.470 L

13.674 L

17.306 L

21.366 L

25.852 L

30.768 L
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NOTES:
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SIZE AS DIRECTED BY THE ENGINEER.

2. PLACE BERM IN UNCOMPACTED WINDROW

PERPENDICULAR TO THE SLOPE AT LOCATIONS

SPECIFIED IN THE CONTRACT DOCUMENTS.

3. FILTER SOCK DIAMETER AS SPECIFIED IN THE

CONTRACT DOCUMENTS.
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LION'S FIELD
WAPSI PARK

POLLUTION PREVENTION PLAN

All contractors / subcontractors shall conduct their operations in a manner that minimizes

erosion and prevents sediments from leaving the project limits for the proposed

renovations at both Lion's Field and Wapsi Park.  The prime contractor shall be

responsible for compliance and implementation of the Pollution Prevention Plan (PPP) for

their entire contract.  This responsibility shall be further shared with subcontractors whose

work is a source of potential pollution as defined in this PPP.

1.  SITE DESCRIPTION

This Pollution Prevention Plan (PPP) is for the renovations of both Lion's Field and Wapsi

Park in West Branch, IA.  This project includes clearing and grubbing, pavement removal

and replacement, removal of storm sewer, installation of storm sewer pipe and structures,

and final grading and seeding.

This PPP covers approximately ???? acres with an estimated ???? acres being disturbed.

The portion of the PPP covered by this contract has more than one acre disturbed; thus,

an IDNR general permit No. 2 has been obtained and shall be followed. ????????

Refer to the project plans for locations of typical slopes, ditch grades, and major structural

and non-structural controls.  A copy of these plans will be on file at West Branch City Hall.

Until the proposed detention basin is constructed on-site, runoff from this project will flow

towards the storm sewer system on Miller Avenue and eventually into Iowa River.

POTENTIAL SOURCES OF POLLUTION:

Site sources of pollution generated as a result of this work relate to silts and sediment that

may be transported as a result of a storm event.  However, this PPP provides conveyance

for other (non-project related) operations.  These other operations have storm water runoff,

the regulation of which is beyond the control of this PPP.  Potentially this runoff can

contain various pollutants related to site-specific land uses.  Examples are:

Commercial and Industrial Activities:

Runoff from commercial, industrial, and commerce land use may contain constituents

associated with the specific operation.  Such operations are subject to potential leaks and

spills that could be commingled with runoff from the facility.  Pollutants associated with

commercial and industrial activities are not readily available since they are typically

proprietary.

2.  CONTROLS

At locations where runoff can move offsite, silt fence shall be placed along the perimeter of

the areas to be disturbed prior to beginning grading, excavation or clearing and grubbing

operations.  Vegetation in areas not needed for construction shall be preserved.  Use silt

fence as ditch checks and to protect intakes.  Temporary stabilizing seeding shall be

completed as the disturbed areas are constructed. If construction activity is not planned to

occur in a disturbed area for at least 21 days, the area shall be stabilized by temporary

seeding or mulching within 14 days.  Other stabilizing methods shall be used outside the

seeding period.

This work shall be done in accordance with Section 2602 of the Standard Specification. If

the work involved is not applicable to any contract items, the work shall be paid for

according to Article 1109.03 paragraph B.

As the work progresses, additional erosion control items may be required as determined

by the engineer after field investigation.  These may be items such as silt fence ditch

checks, mulch and other appropriate measures, which shall be installed by the contractor

as directed by the engineer.  The contractor will complete the construction with the

establishment of permanent perennial vegetation on all disturbed areas.

3.  OTHER CONTROLS

Contractor disposal of unused construction materials and construction material wastes

shall comply with applicable state and local waste disposal, sanitary sewer, or septic

system regulations.  In the event of a conflict with other governmental laws, rules and

regulations, the more restrictive laws, rules or regulations shall apply.

APPROVED STATE OR LOCAL PLANS:

During the course of this construction, it is possible that situations will arise where

unknown materials will be encountered.  When such situations are encountered, they will

be handled according to all federal, state, and local regulations in effect at the time.

4.  MAINTENANCE

The contractor is required to maintain all temporary erosion control measures in proper

working order, including cleaning, repairing or replacing them throughout the contract

period.  Cleaning of silt control devices shall begin when the features have lost 50% of

their capacity.

The contractor is required to clean adjacent parking lots and/or streets of soil deposited by

construction traffic as required to prevent soil runoff and fugitive dust.

5.  INSPECTIONS

Inspections shall be made jointly by the contractor and the contracting authority every

seven calendar days.  The contractor shall immediately begin corrective action on all

deficiencies found. The findings of this inspection shall be recorded in the project diary.

This PPP may be revised based on the findings of the inspection.  The contractor shall

implement all revisions. All corrective actions shall be completed within 3 calendar days of

the inspection.

6.  NON-STORM DISCHARGES

Non-storm discharge includes subsurface drains (i.e. longitudinal and standard

sub-drains), slope drains and bridge end drains.  The velocity of the discharge from these

features may be controlled by the use of patio blocks, Class A stone or erosion stone.
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GRADE BREAK

SPECIAL SHAPING

PARALLEL CURB RAMP:  IF NORMAL SIDEWALK

ELEVATION CANNOT BE ACHIEVED WITH THE

PERPENDICULAR RAMP BETWEEN THE STREET

AND LANDING DUE TO LIMITED RAMP LENGTH,

PROVIDE A PARALLEL RAMP TO MAKE UP THE

ELEVATION DIFFERENCE BETWEEN THE

LANDING AND THE STANDARD SIDEWALK.

THE LENGTH OF THE PARALLEL RAMP IS NOT

REQUIRED TO EXCEED 15 FEET, REGARDLESS

OF THE RESULTING SLOPE.  DO NOT EXCEED

8.3% SLOPE FOR PARALLEL RAMPS SHORTER

THAN 15 FEET.

TURNING SPACE: TARGET SLOPE OF 1.5%

WITH MAXIMUM SLOPE PERPENDICULAR TO THE

TRAVEL DIRECTIONS OF 2.0%.  MINIMUM 4

FEET BY 4 FEET.

PERPENDICULAR CURB RAMP: TARGET

RUNNING SLOPE OF 6.25% WITH MAXIMUM

RUNNING SLOPE OF 8.3%.

TARGET CROSS SLOPE OF 1.5% WITH A

MAXIMUM CROSS SLOPE OF 2.0%.

MATCH PEDESTRIAN STREET CROSSING CROSS

SLOPE OR FLATTER.

1

2

3

4

3

1

2

4

4

5

5

VARIOUS

3

NOTE:  ALL ELEVATIONS ARE TOP OF SLAB

             UNLESS NOTED OTHERWISE.

W

R

i

g

h

t

-

o

f

-

w

a

y

4

'

-

0

"

4

'

-

0

"

PERPENDICULAR CURB RAMP:

TARGET RUNNING SLOPE OF 6.25%

WITH MAXIMUM RUNNING SLOPE OF

8.3%. MATCH PEDESTRIAN STREET

CROSSING CROSS SLOPE AT BACK

OF CURB.  AT MID-BLOCK

CROSSINGS, CROSS SLOPE MAY

EXCEED 2.0% TO MATCH ROADWAY

GRADE.

PARALLEL CURB RAMP: TARGET

CROSS SLOPE OF 1.5% WITH A

MAXIMUM CROSS SLOPE OF 2.0%.

THE LENGTH OF THE PARALLEL

RAMP IS NOT REQUIRED TO

EXCEED 15 FEET, REGARDLESS OF

RESULTING SLOPE.  DO NOT

EXCEED 8.3% SLOPE FOR

PARALLEL RAMPS SHORTER THAN

15 FEET.

TURNING SPACE: TARGET SLOPE

OF 1.5%, WITH A MAXIMUM SLOPE

PERPENDICULAR TO THE TRAVEL

DIRECTIONS OF 2.0%. AT

MID-BLOCK CROSSINGS, CROSS

SLOPE OF LANDING MAY EXCEED

2.0% TO MATCH ROADWAY GRADE.

MINIMUM 4 FEET BY 4 FEET.

FLARE (10:1 MAX.) REQUIRED IF

RAMP IS CONTIGUOUS WITH

SIDEWALK.
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DETAILS

C4.01

1/8"W X 1.5"T DEEP MAX

JOINT SEALANT

CUT ALTERNATE BARS

PASSING THROUGH JOINT

1/4" RADIUS

JOINT SEALANT

#5x30" TIE BARS AT 30"

CENTERS WHERE INDICATED

ON THE PLAN
THIS SIDE

PLACE FIRST

1/4" RADIUS

JOINT SEALANT

3/4" JOINT FILLER

DO NOT PLACE TYPICAL

REINFORCEMENT ACROSS JOINT

30" MIN. 1 1/4" DIA.

SMOOTH DWLS. @ 16" O.C.

LUBRICATE ON ALTERNATE ENDS
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