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CITY OF WEST DES MOINES
PLAN AND ZONING COMMISSION COMMUNICATION
Meeting Date: October 9, 2017
Item: Elevate at Jordan Creck, Northeast of the intersection of S. 91* Street and Cascade Avenue

— Subdivide the propetty into 1 lot for construction of a 180 unit apartment complex with
a clubhouse and pool — The Garret Companies. ~ PP-003556-2017/8P-003557-2017

Requested Action: Approval of Preliminary Plat and Site Plan
Case Advisor: J. Bradley Munford

Applicant’s Request: The Garret Companies represented by Josh Trygstad of Civil Design Advantage is
requesting approval of a 13.42 acre Preliminary Plat to create a 1 lot. The applicant is also seeking approval of a Site
Plan to allow construction of a 180 unit apartment complex with a clubhouse and pool.

History: This area was annexed into the city on September 15, 2003 as a part of the Mills Civic Parkway Annexation.
The City Council approved a Rezoning request to establish the Tallyn’s Reach PUD (aka Michael’s Landing and/or
Woodland Hills development) on May 22, 2006. That PUD designated this 13.42 acres as Residential High-Density
(RH). The property was platted as Outlot F on the Corrected Michael’s Landing Plat 1 that was recorded on March 6,
2007.

City Council Subcommittee: This item was be presented at the September 18, 2017 Development and Planning City
Council Subcommittee as an informational item. The Subcommittee expressed support of the development.

Staff Review and Comment: This request was distributed to other City departments and other agencies for their
review and comment. There are no outstanding issues. Staff would note the following:

Architecture:  The applicant has worked with staff to create building designs that fit within the
architectural context of the neighborhood. The buildings feature 360 degree architecture, a creative mix
of durable exterior material and colors and articulations of the roof line and facades that break up the
building mass. As of the time this report was written, the applicant was revising some minor architectural
details. Staff is comfortable with the application moving forward, but would request a condition of
approval that would allow staff to continue to work with the applicant to finalize the last architectural
details.

Phasing and temporary access: The applicant is proposing to develop the site in two phases. The timing of
the phases will be back to back. The applicant wishes to have building 1-5 (phase one) occupied while they
construct buildings 6-8 (phase two). In phase one, the number of units and the layout of the site necessitate
the need for a secondary entrance for emergency vehicles. The applicant is requesting that the City Council
allow them to install a temporary gravel drive off of S 91% Street for their secondary entrance. In the recent
past, a similar request have been granted for Mill Ridge plat 1 and 2. Staff is comfortable with the request
and recommend conditions that; limit the time the gravel drive can be used, establish a minimum GVW the
drive must support, establish an expected maintenance standard and set the expectations for removal.

Comprehensive Plan Consistency: The project has been reviewed for consistency with the Comprehensive Plan.
Based upon that review, a finding has been made that the proposed project is consistent with the Comprehensive Plan
in that the project is consistent with all of the goals and policies of the Comprehensive Plan and the land use map of
the Comprehensive Plan.

Findings: This proposed project was distributed to various city departments for review and comment. Based upon
that review, the following findings have been made on the proposed project:

1. The proposed development and use is consistent with the West Des Moines Comprehensive Plan in that the
project has been reviewed for consistency with the Comprehensive Plan. Based upon that review, a finding
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The proposed development and use does assure compatibility of property uses within the zone and general
area in that this project was reviewed by various City Departments for compliance with the Zoning
Ordinance.

All applicable standards and conditions have been imposed which protects the public health, safety and
welfare in that this project was reviewed by various City Departments and public agencies for compliance
with the various state and local regulations. Based upon that review a finding is made that the project has
been adequately conditioned to protect the health, welfare and safety of the community.

There is adequate on-site and off-site public infrastructure to support the proposed development in that this
project was reviewed by various public agencies and City Departments and public utilities to ensure that
either the petitioner will construct or the project has been conditioned to construct adequate public
infrastructure to serve the development.

The proposed development and use bas met the requirements contained in the City Code in that this project
was reviewed by various City Departments and the project has complied with or has been conditioned to
comply with all City Code requirements.

The proposed development and use is in keeping with the scale and nature of the surrounding neighborhood
in that the proposed project is consistent with the zoning designation and Comprehensive Plan which
designates this site as suitable for development such as that proposed by this project.

Staff Recommendation And Conditions Of Approval: Based upon the preceding review and a finding of
consistency with the goals and policies of the Comprehensive Plan, staff recommends the Plan and Zoning
Commission adopt a resolution recommending the City Council approve the Preliminary Plat to create 1 lot and
approve the Site Plan to allow the development of a 180 unit apartment complex and associated site improvements,
subject to the applicant meeting all City Codes and the following conditions of approval:

I.

Prior to the issuance of building permits, the applicant providing final architectural drawings that address
staff review comments and are acceptable to the City.

The temporary access drive approximately 660 feet north of the S 91* Street and Cascade Avenue
intersection shall be allowed to be gravel until the earlier of: (1) a 12 month period of time from the
approval of the final plat or (2) until a second point of access to the north as illustrated on the approved site
plan is established. The temporary gravel drive shall be constructed so that it support 75,000lb GVW and
be maintained at all times, including snow removal. If the temporary connection is in place longer than 12
months, it will be required to be paved.

Upon construction of the north access drive, the applicant will remove the gravel, install the appropriate
landscaping and ground cover per this approved plan and close the entry point off of S 91 Street and
construct curbing to match the existing curb in the area.

Applicant acknowledging and agreeing that in order to occupy buildings within the Phase One area, all site
improvements, including pavement and ADA markings, sidewalks, buffers, landscaping and lawns will
need to be completed. For the purposes of determining the required improvements, Phase One shall be
considered that area created by extending a line from the S 91* St boundary to the eastern property
boundary which follows along the south line of the planned east-west sidewalk. The buffer north of
buildings 1000, 2000, and 3000 as indicated on the attached site plan shall be installed as part of the Phase
One improvements.

The applicant acknowledging and ageing that prior to the issnance of a temporary occupancy for the last
building within the Phase Two area, the north drive access shall be installed and functional and the
temporary drive removed in its entirety and the site established in its final condition, including the
installation of 8. 91 Street curbing.

The applicant acknowledging that no building permits, including footing and foundation permits until such
time that the associated Final Plat is approved by the City Council and recorded with Dallas County.
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Property Owner:
Community Business Lenders Service Company, LLC
5000 Westown Parkway, Suite 420
West Des Moines, IA 50266

Applicant;
Ken Koziol
The Garrett Companies
1051 Greenwood Springs Blvd., Suite 101
Greenwood, IN 46143

Ken@TheGarrettCo.com
Applicant's Representative:
Josh Trygstad
Civil Design Advantage
3405 SE Crossroads Drive, Suite G
Grimes, 1A 50111
JoshT @cda-eng.com
ATTACHMENTS:
Attachment A - Plan and Zoning Commission Resolution
Exhibit A - Conditions of Approval
AttachmentB - Location Map
AttachmentC - Preliminary Plat / Site Plan
AttachmentD - Building Elevations
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ATTACHMENT A

RESOLUTION No. P4€-17-096

A RESOLUTION OF THE PLAN AND ZONING COMMISSION OF THE CITY OF WEST DES MOINES,
RECOMMENDING TO THE CITY COUNCIL THAT IT APPROVE A PRELIMINARY PLAT TO
SUBDIVIDE THE PROPERTY INTO 1 LOT AND APPROVE A SITE PLAN FOR THE CONSTRUCTION
OF A 180 UNIT APARTMENT COMPLEX

WHEREAS, pursuant to the provisions of Title 10, Chapter 1 et seq, of the West Des Moines Municipal
Code, the applicant, The Garrett Companies Inc, has requested approval for a Preliminary Plat (PP-003556-2017) for
that approximately 13.42 acre site located at Northeast of the intersection of 8. 91% Street and Cascade Avenue to
subdivide the property into 1 lot.

WHEREAS, pursuant to the provisions of Title 9, Chapter 1 et seq, of the West Des Moines Municipal Code,
the applicant, The Garrett Companies Inc. has requested approval of a Site Plan (SP-003557-2017) for that
approximately 13.42 acre site located at Northeast of the intersection of S. 91% Street and Cascade Avenue to allow
the construction of 180 unit apartment complex;

WHEREAS, studies and investigations were made, and staff reports and recommendations were submitted
which is made a part of this record and herein incorporated by reference;

WHEREAS, on October 9, 2017, this Commission held a duly-noticed public meeting to consider the
applications for a Preliminary Plat (PP-003556-2017) and Site Plan (SP-003557-2017);

NOW, THEREFORE, THE PLAN AND ZONING COMMISSION OF THE CITY OF WEST DES
MOINES DOES RESOLVE AS FOLLOWS:

SECTION 1. The findings, for approval, in the staff report, dated October 9, 2017, or as amended orally at
the Plan and Zoning Commission meeting of October 9, 2017, are adopted.

SECTION 2. Preliminary Plat (PP-003556-2017) and Site Plan (SP-003557-2017) to subdivide the property
into 1 lot and allow construction of a 180 unit apartment complex are recommended to the City Council for approval,
subject to compliance with all the conditions in the staff report, dated October 9, 2017, including conditions added at
the meeting, and attached hereto as Exhibit “A”. Violation of any such conditions shall be grounds for revocation of
the permit, as well as any other remedy which is available to the City.

PASSED AND ADOPTED on October 9, 2017,

Craig Erickson, Chairperson
Plan and Zoning Commission
ATTEST:

Recording Secretary

I HEREBY CERTIFY that the foregoing resolution was duly adopted by the Plan and Zoning Commission
of the City of West Des Moines, Iowa, at a regular meeting held on October 9, 2017, by the following vote:

AYES:

NAYS:
ABSTENTIONS:
ABSENT:

ATTEST:

Recording Secretary
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EXHIBI T4

EXHIBIT A
CONDITIONS OF APPROVAL

Prior to the issuance of building permits, the applicant providing final architectural drawings that address
staff review comments and are acceptable to the City.

The temporary access drive approximately 660 feet north of the S 91* Street and Cascade Avenue
intersection shall be allowed to be gravel until the earlier of: (1) a 12 month period of time from the
approval of the final plat or (2) until a second point of access to the north as illustrated on the approved site
plan is established. The temporary gravel drive shall be constructed so that it support 75,0001b GVW and
be maintained at all times, including snow removal. If the temporary connection is in place longer than 12
months, it will be required to be paved.

Upon construction of the north access drive, the applicant will remove the gravel, install the appropriate
landscaping and ground cover per this approved plan and close the entry point off of S 91* Street and
construct curbing to match the existing curb in the area.

Applicant acknowledging and agreeing that in order to occupy buildings within the Phase One area, all site
improvements, including pavement and ADA markings, sidewalks, buffers, landscaping and lawns will
need to be completed. For the purposes of determining the required improvements, Phase One shall be
considered that area created by extending a line from the § 91% 5t boundary to the eastern property
boundary which follows along the south line of the planned east-west sidewalk. The buffer north of
buildings 1000, 2000, and 3000 as indicated on the attached site plan shall be installed as part of the Phase
One improvements.

The applicant acknowledging and ageing that prior to the issuance of a temporary occupancy for the last
building within the Phase Two area, the north drive access shall be instailed and functionat and the
temporary drive removed in its entirety and the site established in its final condition, including the
installation of S. 91 Street curbing.

The applicant acknowledging that no building permits, including footing and foundation permits until such
time that the associated Final Plat is approved by the City Council and recorded with Dallas County.
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PRELIMINARY PLAT / SITE PLAN FOR:

ELEVATE AT JORDAN CREEK

VICINITY MAP

NOT TO SCALE

7
.

OWNER

COMMUNITY BUSINESS LENDERS SERWVICE COMPANY, LiC
5000 WESTOWN

PKWY, SUITE 420
WOM, IA 50266

APPLICANT

THE GARRET COMPANIES

CONTACT: KEN KOZIoL

1051 GREENWOOD SPRINGS BLVD., SUITE 101
GREENWOOD, IN 45143

PH: {317) 885-7923

ENGINEER

CVIL DESIGN ADVANTAGE, LLC
CONTAGT: JOSH TRYGSTAD

3405 SE CROSSROADS DRIVE, SUITE G
GRIMES, 10WA 50111

PH, (S15) 369-4400

FX. (515) 389-4410

SURVEYOR

CVIL DESIGN ADVANTA% uc

GRIMES, I0WA 30111
FH. (515) 388-4400
FL (515) 360—4410

SUBMITTAL DATES

—SITE FLAN SUBMITTAL TO CITY §1:
=SITE PLAN SUBMITTAL 70O cmr 2
—STE PLAN SUBMITTAL TO CITY #3
—SITE PLAN SUBMITTAL TO CITY #4

o7NZNT
o8/ N7
oeNENT
10,/0317

LEGAL DESCRIPTION

OUTLOT 'F’, CORRECTED MICHAEL'S LANDING PLAT 1, BEING AN
OFFICIAL PLAT OF THE CITY OF WEST DES MOINES, DALLAS
COUNTY, IOWA AND CONTAINING 13.42 ACRES (584.477 SF.).

PROJECT SITE ADDRESS

B925 CASCADE AVE
WEST DES MOINES, 1A 50266

COMPREHENSIVE PLAN LAND USE

EXISTING:  HD-MEDIUM DENSITY RESIDENTIAL
PROPOSED:  HD~HIGH DENSITY RESICENTIAL
ZONING

TALLYN'S REACH PUD-HIGH DENSITY RESIDENTIAL

ABBREVIATED BULK REGULATIONS

ZONING: HIGH DENSITY RESIDENTIAL

SETBACKS (Z—STOR‘I‘ OR LESS):
— FRONT: 3%
— REAR: 235
- SDE: 30

SETBACKS {3~-STORY OR GREATER):
- FRONT: B0

SETBACKS (DETACHED ACCESSORY STRUCTURES):
- FRONT: 35
- REMR: 107
- SibE: 10
BUILDING SEPARATION
= 30’ BETWEEN PRINCIPAL STRUCTURES

=~ 20" BETWEEN PRINCIPAL AND ACCESSORY
STRUCTURES

PARKING REQUIREMENTS

APARTMENTS REQUIRED:
132 ~ 1 & 2 BEDROOM UNITS (2 PER UNIT)

=264 SPACES
48 — 3 BEDROOM UNITS (2.5 PER UNIT) =120 SPACES
TOTAL =384 SPACES
SURFACE FPARKING 344 SPACES

60 GARAGES (.67 COUNT TOWARD REQUIREMENT)} = 40 SPACES
TOTAL =384 SPACES

WEST DES MOINES, IOWA

INDEX OF SHEETS
NO. DESCRIPTION
1.0 COVER SHEET
€20  DETALS
3.0 SITE LAYOUT AND HYDRANT COVERAGE PLAN

C4.0-C4.1  DIMENSION PLAN
C5.0-C5.4  GRADING PLAN
€6.0-C6.1  UTILITY PLAN
L7.0-L7.1  LANDSCAPE PLAN
NOTES

EROSION CONTROL MEASURES WILL BE INSTALLED AND
MONITORED BY OTHERS.
2. UTIITIES TO BE INSTALLED PER SUDAS SPECIFICATIONS.
3. ALL CONSTRUCTION WITHIN PUBLIC ROW, ENTS, AND/OR ANY
CONNECTION TO PUBLIC SEWERS AND S SHALL
COMPLY WITH THE WEST DES MOMES STANDARD CONSTRUCTION
SPECIFICATIONS FOR SUBDIVISIONS AND DSM METRO DESIGN
STANDARDS.
CONTACT WEST MOINES WATER WORKS AT LEAST ONE
WEEKPRIOR TO CONSTRUCTION.
ALL SIDEWALK CROSS SLOPES SHALL NOT EXCEED 1.5%
CONSTRUCTION CANNOT BEGIN ON THIS PROPERTY UNTIL A  FINAL
PLAT HAS BEEN REVIEWED AND APPROVED BY THE CITY COUNGIL,
ALL LONGITUDINAL SIDEWALK SLOPES SHALL NOT EXCEED 5%
PRIVATE STREETS AND UTIUTIES SHALL BE MAINTAINED BY THE
DVNER. TO INCLUDE:
RETENTION POND AND APPURTENANCES
B. PRIVATE STORM SEWER
€. PRIVATE WATER MAIN AND SERVICES
D. PRIVATE SANITARY SEWER
E. ALL INTERNAL CIRCULATION ROADS
9. PRIOR TO CONSTRUCTION OF ANY PUBLIC IMPROVEMENTS
ASSOCIATED WITH THIS SUBDIVISION, CONSTRUCTION PLANS FOR SAID
IMPROVEMENTS NEED TC BE SUBMITTED TO AND APPROVED BY THE
CITY ENGINEER.
10, AT LEAST ONE WEEK PRIOR TO ANY CONSTRUCTION WITHIN
PUBLIC R.O.W./EASEMENTS AND/OR ANY CONNECTION TO PUBLIC
SEWERS AND STREETS, THE CONTRACTOR SHALL CONTACT THE WDM
ENGINEERING SERVICES 222-3475 TO SCHEDULE ANY REQUIRED
INSPECTIONS. IT 15 PORTANT TO NOTE CITY APPROVAL OF THIS
PLAN IS SUBJECT TO THE APPLICANT OBTAINING ALL NECESSARY
EASEMENTS /AGREEMENTS AND APPLICABLE PERMITS.

©IOWAS

BN B a

CLUBHOUSE REQUIRED:
1 SPACE PER 50 SF OF GFA FOR A BUILDING oaspénnm OF A BUILDING ONE CALL

DESIGNATED FOR MULTIPURPOSE RECREATIONAL
REQUIRED (2,737 SF):

1 SPACE PER 300 SF OF GF.A. OF LEASE MANAGEMENT OFFICE.
REQUIRED (546 SF):

CLUBHOUSE PROVIDED: (12 SPACES DEFERRED)
NOTE:

= 55 SPACES

= 2 SPACES
= 57 SPACES

1. A MAXIMUM OF 0.67 COVERED SPACES PER UNIT SHALL BE ALLOWED

TO COUNT TOWARD MEETING THE REQUIRED NUMBER OF PARKING
SPACES.

IMPERVIOUS AREA

284,748 SF (M%)

DATE OF SURVEY

MAY, 2017

BENCHMARKS

WDM BENCHMARK NO 35 INTERSECTION OF MILLS CIVIC
PARKWAY (335th STREET, DALLAS COUNTY), AND SOUTH
8Bth STREET (X AVENUE, DALLAS OOUNTY). NORTHEAST
CORNER OF IN ON, 206 FEET EAST OF
CENTERLINE OF BSth STREET, 40 FEET NORTH OF THE
CENTERLINE OF MILLS CIVIC PARKWAY, 2 FEET SOUTH OF
THE FENCE LINE

ELEVATION= 219.04 (WEST DES MOINES DATUM)

WOM BENCHMARK NO 37 SOUTH BBTH STREET, 2,640+
FEET SOUTH OF MILLS CIMC PARKWAY, 32 FEET EAST OF
THE CENTERLINE OF SOUTH B8TH STREET (X AVENLUE,
DAU.ASOOLINTY) ON THE FENCE LINE TO THE WEST (%
SECTION LINE), 1 FOOT WEST OF THE NORTH/SOUTH
FENCE LINE.

ELEVATION= 194.80 (WEST MOINES DATUM)

1-800-292-8989

www.iowaonacall.com e

UTILITY WARNING

ANY UTHITIES SHOWN HAVE BEEN LOCATED FROM FIELD
SURVEY AND RECORDS OBTAINED BY THIS SURVEYOR. THE
SURVEYOR MAKES NO GUARANTEE THAT THE UTILITIES
SHOWN COMPRISE ALL THE UTIUTIES IN THE AREA, EITHER
M SERVICE OR ABANDONED. THE SURVEYOR FURTHER
DOES NOT WARRANT THAT THE UTILITIES SHOWN ARE IN
THE EXACT LOCATION SHOWN.

CIVIL DESIGN ADVANTAGE

3405 SE CROSSROADS DR. SUITE G, GRIMES, IOWA 50111
PH: (515) 368-4400  Fax: (515) 369-4410

PROJECT NO. 1705249

GENERAL LEGEN

D

PROPOSED

PROJECT BOUNDARY

LOT LINE

SECTION LINE

CENTER LINE

RIGHT OF WAY

PERMANENT EASEMENT
TEMPORARY EASEMENT

TYPE SW-501 STORM INTAKE

TYPE SW-503 STORM INTAXE
TYPE SW-505 STORM INTAXE
TYPE SW-508 STORM INTAKE
TYPE SW—513 STORM INTAKE
TYPE SW-401 STORM MANHOLE
TYPE SW-402 STORM MANHOLE

TYPE SW-301 SANITARY MANHOLE

STORM/SANITARY CLEANOUT
WATER VALVE

FIRE HYDRANT ASSEMBLY
SIEN

DETECTAGSLE WARNING PANEL

STORM SEWER STRUCTURE NO.

STORM SEWER PIPE NO.

SANITARY SEWER STRUCTURE NO.

SANITARY SEWER PIPE NO.

SANITARY SEWER WITH SIZE
SANITARY SERVICE

STORM SEWER

STORM SERVICE
WATERMAIN WITH SIZE
WATER SERVICE

SAWCUT (FULL DEPTH)

SILT FENCE

CLUSTER MAILBOX PAD

ELECTRICAL TRANSFORMER LOCATION

FIRE DEPARTMENT CONNECTION

EXISTING

SANITARY MANHOLE

WATER VALVE BOX

FIRE HYDRANT

WATER CURB STOP

s WELL

STORM SEWER MANHOLE
STORM SEWER SINGLE INTAKE
STORM SEWER DOUBLE INTAKE
FLARED END SECTON

ROOF DRAIN/ DOWNSPOUT
DECIDUOUS TREE
CONIFERCUS TREE
DECIDUQUS SHRUB
CONIFEROUS SHRUB
ELECTRIC POWER POLE

GUY ANCHOR

STREET LIGHT

POWER POLE W/ TRANSFORMER
UTIITY POLE W/ UGHT
FLECTRIC BOX

ELECTRIC TRANSFORMER
ELECTRIC MANHOLE OR VAULY
TRAFFIC SIGN

TELEPHONE JUNCTION BOX
TELEPHONE MANHOLE/VAULT
TELEPHONE POLE

GAS VALVE BOX

CABLE TV JUNCTION BOX
CABLE TV MANHOLE /VAULT
MAIL BOX

BENCHMARK

———r—
e SOIL BORING
UNDERGROUND TV CABLE
e e B e e e GAS MAIN
——— FIBER OPTIC
— g y— UNDERGROUND TELEPHONE
OVERHEAD ELECTRIC
UNDERGROUND ELECTRIC
ol FIELD TILE
e SANITARY SEWER W/ SIZE

STORM SEWER W/ SIZE

FO.C. WATER MAIN W/ SIZE
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REFER TO ALLENDER BUTZKE ENGINEERS PN 171255 GEOTECHNICAL EXPLORATION

REFPORT FOR GEQTECHNICAL REQUIREMENTS.

THE PROVECT REOUIRES AN IOWA NPDES PERWIT
MOINES GRADING PERMIT.

CIVIL DESIGN ADVANT)

OTHERWSE NOTED.

ANY ACCOMPANYING SPECIFICATIONS.

AND CITY OF WEST DES |
PROVDE

THIS SPECWICALLY PREPARED FOR USE AT THE LOCATION SHOWN. USE I
ANY OTHER MANNER EXCEEDS THE WNTENDED PURPOSE OF THESE DRAWINGS AND

THE PERMITS

PAGES OR SHEFTS COVERED BY THIS SEAL:
SHEETS.C1.0-C8.1

WY LICENSE RENEWAL DATE 1S DECEMBER 31, 2011
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TYPICAL SWALE DETAILS
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SHALL REQUEST AN ON-SITE MNSPECTION

L]
E
E

CONTRACTOR
1| BULDING DIVISIOR AT (515) 222-3630, PRIOR TO PLACEMEN
CONCRETE RAMPS,

CURB RAMPS

AP
ar Cloas A Sitewulk|

I:I curb Ramp
Tuming Space
Dotectable Worning

Key

@ Pearpendleuler Curb Ramp: Torget
running slape of B.25% with miaximum
running siope of 8.3%. Motch pedestrian
strest crossing eross slepe at back of
eurb. At mid—bleck cressings, crose
slope may excead 2.0% to motch
roadway grade.

1,5% with a maximum crosa slopa of
.O0X  The len of the parallsl ramp
T nntlroquh 10 excesd 15 feat,

z’mlld Curb Romp: Targal cross slope
2.

excaed 8.3% sicps for purull.ﬂ ramps
shorter thon 15 feet.

with @ maximum slops

the trovel directions of 2|

mid—block crossmgs, cross sops of

landing may excead 2.0% to motch
@ ;uuduuy grade. Minlmum 4 fect by

Turning Spuce: Target slope of 1.5%,
e dicular to

Flare {10:1 max.) reguired If ramp T
® :unllgilnul with lidexik. e

PARALLEL CURB RAMP
(For Closs A Sidewnlk)

STAIR WIDTH

SEE PLANS FOR

2'=10"

SHEET 4.0
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NOTE
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™ S ANITARY SEWER SERVICE
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HUD 1ST REVIEW SET
CITY SUBMITTAL #3
CITY SUBMITTAL #2
cITY SUBEITI’AL #1

GITY SUBMITTAL 34

REVISIONS

TECH:

GRIMES, IOWA 50111

3405 S.E. CROSSROADS DRIVE, SUITE G
PHONE: {515) 3694400 FAX: (515) 369-4410

ENGINEER:

ISOLATION JOINT IN PAVING
AT BUILDING INTERFACE

CIVIL DESIGN ADVANTAGE

SANITARY SEWER SERVICE RISER

CITY OF WEST DES MOINES DETALL 4.8

* PROVIDE_ TRANSVERSE
'C JOINTS THROUGH CURB
AND GUTTER AT A ]

COURENT!

DATE PLOTTED: 10/3,/2017 %28 PM

708240 S TLOWE
CALHOW  TECH;

7

FILE: 1% \ 171 FIS2AGADHGAT.

FILE DATE: 10,

PLOTTED BY.

b - (2)p+ {Tam) ® B ARSI HOT %ﬁﬂ W fas
A L COMPACTED SUBSRADE -
SIDEWALK h
SCARIFIED, RECOMPACTED AND — K (5) i REBAR AT EACH Noss, 2 €LEAR ® soewax 45 s
PROCF ROLLED SUBGRADE (95% 5 (5 nowen ExpaSON JoT
STANDARD PROCTOR DRY DENSITY) - —
EXISTING SUBGRADE OR ~— ;gm FEFERENCE OWLY. o
COMPACTED FILL (95% CHITECIURAL
STANDARD Pﬁocg‘;%% STRICHLRAL PLANG FOR DETALED
1. SUBGRADE PREPARATION SHALL EXTEND 24" BEYOND EDGE OF
PAVING OR BACK OF CURB. EXCEPT WHEM ABUTTING EXISTING
2. TRAMSVERSE JOINTS SHALL BE "CD" JOINTS FOR B* PCC AND
"C" JOINTS FOR B” PCC AT 15° MAX. SPACING.
5. LONGITUDIMAL JOMNTS SHALL BE INTERCHANGEARLE, L-2 OR
KT=2 FOR 8" PCC AND L-1 Ok KT—1 FOR 7° PCC.
TYPICAL SECTION: PCC STAIRS
PCC PAVEMENT PCC SIDEWALK DETAIL ROT T0 SCALE
Hﬁ]’ CURE BLUE FOR WATER
SERVICE.
2, PLACE ONE 8" STEEL POST BURIED
3 AT WATER CURS BOX.
R.O.W.
i ot 0% (TP ‘-15,‘ :’:’_l
B & sipewaLkl ¢ |
ACTED
-
WATER SERVICE LOCATION DETAIL R.O.W. GRADING SECTION

15' SPACING
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DETAILS

A

PLAN

v
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EEFORE THE SOMCRER & PLAGED, THE EAW (UT JONTS SHALL BF OOMPLETELY CLENMED OF ’ S ‘L

DRIVEWAY DETAIL FoRM GRUGE. (FEY~
GITY OF WEST DES MOMES DETAL 6" PCC INTEGRAL CURB
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HUD 18T REVIEW SET
CITY SUBMITTAL #3
CITY SUBMITTAL #2
CITY SUBMITTAL #1

CITY SUBMITTAL #4

REVISIONS

TECH:

7z 10" [0.8°

— 4" PUBLIC SIDEWALK

vm]-—— E——— a——]

—— Y — 1Y — — e

AT\DWGNT’
SALHOUN _TECH:

T 1 = — —wST -

7
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ING =

30' BUFFER PARK
(BK 2007, PG 1146)

GENERAL NOTES

1 MWWTMMOFHEIETW

MAPPLYTONLWRKWMPMCI UNLESS
2 ALI. m &MI.L COMPLY WITH ADA ACCESSIBILITY GUIDELINES
GS AND FACILITIES

J.N.I.WS-!ALLIEINWAN WITH OSHA CODES AND
STANDARDS. MOTHMNG INDICATED ON THE IRAHNGS SHN.I.
mmcoummmoum WITH AN

APPROPRIATE
4. PRIOR mmrmnnisns. CONTRACTOR SHALL EXAMINE
ANY AFPLICADLE DRAWMINGS A\'m FROIC THE OWNER,
ENGINEER, AND, ARCHITECT, T WiH OWMER'S
PERSONNEL AND UTILTY WPAN\’ TA'I1\ES. NC
uasmmmommzrmrmnzm

5. AT LEAST ONE WEEK PRIOR TO ANY CONSTRUCTION WITHIN
PUBLIC R.O.'l /EASEMENTS MDM ANY CONNECTION TO PUBLIC
SEWERS AND THE CONTRACTOR SHALL CONTACT THE

CONSTRUCTION DIVISION 'CLINT CARPENTER' 222—3450) To
OBTAIN APPLICABLE CITY FERMITS THAT MAY BE

8. ALL CONSTRUCTION WITHIN PUBLIC R.O.W./EASEMENTS, AND/OR
ANY CONN S AND EETS, SHALL
COMPLY WITH THE WEST DES MOMES STANDARD CONSTRUCTION

SPECIFICATIONS FOR SUBDIVISIONS, DSJ METRO DESIGN
WOM _ADDENDUMS,

STANDARDS
. ALL DIMENSIONS ARE TO BACK OF CURB, BUILDING
FACE OR PROPERTY LIME UNLESS OTHERWMSE NOTED.
TO VERIFY BUILINNG

DIMENSIONS WTH
ARCHITECTURAL PLANS.

6. PLACE 1 INCH EXPANSION JOINT BETWEEN AL P.C.C.
FAVEMEg{mAI.KEAleNG. PLACE 1
EXPANSION JOINT BETWEEN SIDEWALKS AND

mmwzunmsmmmn.o.w AT THE END OF

1 AI..I.PRWERTY PINS SHALL BE PROTECTED FROM GRADING OR
D'I'HER OPERATIONS. MY FINS DISTURBED SHALL BE RESET AT

]

ZDOEREFI'[“OF YSRUC‘I'IOI WATERIALS AND EQUIPMENT IN

I

1:memnmmsumnurmmnnnwmm
AND DESIRABLE TREES OUTSIDE CONSTRUCTION LIATE  THE
CONTRACTOR H.LNDTEPWTI'EDTDPARKWEWICE
VEHICLES AND ECUNWPMENT OR USE THESE AREAS FOR
OF WATERIALS. STORAGE, FMTKINBANDERVIEMEASHLLE
SUBJECT TO THE APPROVAL OF THE OWNER.

1&HWWIMMMMNGM\'M
OF PAVEMENT OR SIDEWALK NOT TO BE REMOVED THAT 8
nmmuzmmmnc ECURPMENT ON THE PAVEMENT OR

15 'IHE Cmm MAY BE REQUIRED TO PLACE TEMPORARY

WARNING DEVICES AND SAFETY FENCE AT GERTAN LOCATIONS
FEATURES ARE NOT INSTALLED THE SAME

GON'IRM‘.'TW IN\R!.VED IN THE PROJECT, INCLUDING STAGING
17. ALLPMWADDIHBNALREWIREDTDGWPLETENE
E CONTRACTOR EID.

SHOWN ILLUSTRATIVE PURPOSES
%L“ SIGNS ARE NOT APPROVED AS PART OF THE SITE PLAN

P NN SN— IR R

——|l'vr————|r|l—— ‘|ﬂ—*——iﬂ————llﬁ‘—— —|r‘-7/£

— B — - — — S ———-:nr-—

D—__-_u-:r = ‘\.&“ﬂ
~,

TRAFFIC CONTROL NOTES
1. A APPUCABLE CITY PERMITS, WCLUDING BLIT
TO' GLOSURE PERMITS,
QOTANED PRIGR 10 ANY CONSTRLCTION i

GTYEO.W. LANE CLOSURES,
ALL TRAFFIC CONTROL SHALL BE IN ACCORDANCE
WTH THE LATEST EDITION OF THE MANUAL ON

UNIFORM TRAFFIC CONTROL DEVICES {MUTCD]
3. PERMANENT SIGNING THAT CONVEYS g‘ﬂﬁﬂ
CONTRARY

g
g
S
3

il
i

GRIMES, [OWA 50111

3405 S.E. CROSSROADS DRIVE, SUITE G
PHONE: (515) 369-4400 FAX: (515) 369-4410

ENGINEER:

CIVIL DESIGN ADVANTAGE

ADMINISTRATION 2008 EDITION).

PAVEMENT THICKNESS

o

FLE DATE: 10y

PLOTEED BY:

F— — aga—

BK 1909, PG 314~317
(PuBLIC)

15
— 15—

10" ELECTRIC LIME EASEMENT
BK 2001, PG 10243
{PUBLIC)

R _

1
i
4
!

- 1851 — -

EBAR
W/YELLOW CAP 15980

=

{(NON-REINFORCED)
1. SIDEWALKS 4" PG
2. PRIVATE DRIVES 7 PG
4. PARKING SPACES 8° P.G.C.
S. DRIVEWAYS IN ROW. 7" P.C.C.
8. TRASH ENCLOSURE o PC.C.
e ——
SCALE
e e
0 20 o &

WEST DES MOINES, 1OWA

ELEVATE AT JORDAN CREEK
DIMENSION PAN
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GRADING NOTES

ALL SPOT ELEVATIONS

/OR
OR TOP—OF—|

CMTRM!TDRHMLLSIRIPALLDEIEI‘EH(”SMATERIALTHETWB’DFWLTOBESWWILEDNOWWHMIS
RESPONSIELE FOR PROVIDING A SUITABLE TOPSOL STOCKHPILE SITE

IIA‘ICH msmsmn'rmmuzsmn CONSTRUCTION LIMITS.
TC) UMLESS OTHERWISE NOTED.

Bul

Frmm-m — hm—

e m— e — m—

ARE FORM GRADE CURE
STE SHALL BE GRADED TO PROVIDE P MAEE AWAY
ALL SIDEWALK CROSS SLOPES SHALL BE A UM OF 2.00%
S.OPES N PAVEMQIT s'IALI. B'E UNIFW I'O AVO'D PONDING.
THE cﬂN ING OPERATIONS TO WITHIN THE CONSTRUCTION LIMITS AND EASEMENTS SHOWN ON THE
PLANS. ANY mmn{smmmmu BE AT THE SOLE RESPONSIBILITY OF THE CONTRACTOR.
ymEAﬁII'MSHALLAPPLYNmHMMWMWTHE CONSTRUCTION AREA AND HAUL ROADS TO PREVENT THE
REFER TQ SEPARATE STORM WATER POLLUTION PREVENTION PLAN FOR DETAILS ON EROSION CONTROL.

10. FINAL FINISH GRADING TO BE APPROVED BY THE ARCHITECT AND CIWL ENGINEER. MATCH EXISTING GRADES AT THE NTERFACE OF NEW
ol EDD EGSTING GRADES OR PAVING.

EWALKS:

MARNTAIN A 5.0% MAXMUM LONGITUDINAL SLOPES ON ALL PAVED WALKWAYS. ALL WALKS T0 HAVE 1.5% TRANSVERSE SLOPE N THE
DIRECTION OF NATURAL DRAINAGE. SAW CUT JOINTS AS SOON AS CONCRETE HAS SET. SAW CUTS TO BE 1/8° 10 1/4" WUE: DEPTH:
LONGITUDINAL T/3, TRANSVERSE T/4.

P oNmpREp =

127 ——

“ TOP OF CURB (TC)

FGRM GRADE {FG)

4" SLOPED CURB SPOT
ELEVATION REFERENCE

TOP OF WALL {TW)

6" CURB SPOT ELEVATION
REFERENCE DETAIL

FINISHED GRADE:
AT WALL (BW)

RETAINING WALL SPOT
ELEVATION REFERENCE DETAIL
LEGEND:;

OVERFLOW ROUTE - ab-mp-nb np.mpmp - NOTE:

FF.E= FINISHED FLOOR ELEVATION

G.F.E.-GARAGEFLO(RE.EVA‘I‘IDNATIHE
DUTSIDE FACE OF GARAGE D

REFER TO SEPARATE CONSTRUCTION PLANS FOR PUBLIC SANITARY
SEWER. PUBLIC STORM SEWER. FUBLIC WATER MAIN, PUBLIC
STREET INFORMATION.

ELEVATE AT JORDAN CREEK
GRADING PLAN WEST DES MOINES,

C5.3
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