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CITY OF WEST DES MOINES
STAFF REPORT COMMUNICATION

Meeting Date: September 25. 2023

ITEM: High Point, Generally north and south of future Stagecoach Drive extension and between
S. 81't Street and the future extension of S. 85th Street - Approve a Preliminary Plat to
create 69 lots for Single Family Residential development, 5 Outlots and 4 Street Lots -
High Point Group, LLC - PP-006103 -2023

Resolution: Approval of Preliminary Plat

Backsround: Jared Murray with Civil Design Advantage, on behalf of the applicant and property
owner, High Point Group, LLC, requests approval of a Preliminary Plat for the approximately 76-
acre property generally located north and south of future Stagecoach Drive extension and
between S. 81't Street and the future extension of S. 85th Street. The applicant proposes to
subdivide the property into sixty-nine (69) lots for Single Family residential development, two (2)
outlots for future development, one (1) outlot for open space, one (1)outlot for storm water
detention, one (1) outlot for Parkland Dedication and four (4) street lots to be dedicated to the city.

Staff Review & Comment:
o Financial lmpact: As has been done with the balance of Stagecoach Drive, the developer

and city have established an agreement for reimbursement of Stagecoach Drive
construction costs through TlF.

o Kev Development Aspects:
1. Street Connection to the West: The subject property was purchased from James

and Deborah Miller who retain ownership of the parcel immediately west of the
site.

Master planning of the Superblock surrounding High Point began in 2Q21. The
master plan included changes to the planned land uses and densities as well as
significant changes to the ultimate roadway network. An extension of S. 85th St
to Booneville Rd was eliminated, two east-west connections from S. 88th St to S.
81"1 St were eliminated, and Booneville Rd was relocated north to allow for
development on both sides. To provide east-west connectivity, a collector street
was shown from S. 88th St along the east side of the Miller's Pond tying into S.
85th St within High Point. These changes, while providing adequate level of
service, resulted in fewer streets, meaning more traffic will be loaded onto those
streets, thus, speeds will be increased, there will be more through traffic, and
walkability/bikeabilty of the area is reduced. These consequences were outlined
in the October 18,2021, staff report for the Village at Sugar Creek comprehensive
plan amendment and rezoning.

James Miller attended the August 7, 2023, Development and Planning
Subcommittee meeting to express his concerns about the layout of the proposed
High Point development and impacts to the future development potential of his
property, The Subcommittee recommended High Point meet with the Millers to
reach a mutually agreeable solution. High Point and the Millers have come to an
agreement on a northern connection that will result in a road connection at S 88th
Street at Sugar Creek Drive and continue east to tie into the northern cul-de-sac
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shown on the High Point plat. High Point and the Millers have not been able to
reach a mutually agreeable solution and are at an impasse over the need for a
second connection to High Point at the southern end. The Miller's position is the
minor collector east of the pond was infeasible to construct as a public street and
adversely affected the developability of that area. From their perspective, a
connection at the south end of High Point's western proposed cul-de-sac was
necessary to provide adequate access. High Point contended the cul-de-sacs
provide the most desirable lots and are integral to the financial viability of the
development. (Development & Planning Subcommittee discussed this on
September 18,2023 - See discussion below)

Though not ideal layout for city circulation and connectivity, the proposed High
Point development meets all applicable City requirements.

The Miller parcels will be challenging to develop regardless of how the property is
accessed and Staff believes the Miller parcels have sufficient access from S. 88th
St without a connection at the south end of High Point. However, depending on
the ultimate land use on the Miller parcels, a connection to S. 88th St from High
Point would be beneficial for overall circulation.

High Point desires to proceed with a preliminary plat so construction can start yet
this year.

2. ResidenfialAccess fo S. 87"t Sfreef: S. 81't Street is classified as a Major Collector
and the only north-south roadway within the Superblock connecting anticipated
Riverview Dr (new Booneville Rd) to Mills Civic Parkway. City Code 9-15-6.8.2,
"prohibits the backing or backward movement of vehicles from a driveway...onto a
major thoroughfare, including all thoroughfares designated as arterial or major
collector streets." The anticipated traffic volumes, speeding of vehicles and both
horizontal and vertical curves are safety concerns. Those lots fronting S. 81't Street
will need to implement a house &/or driveway design in such a manner to allow
drivers to utilize a foruvard movement when entering onto S. 81st Street. The
developer has indicated that as part of the sale of a lot they will raise awareness
of the fonarard only movement. Notes have been added to the plat drawing. Staff
recommends a condition of approval to ensure awareness of this aspect.

3. Parkland Dedication: The High Point Development as submitted with 69 single
family lots and 60 townhome units (within Outlot 'X'), requires dedication of a total
of 1.83 acres of lands to satisfy the provisions of the Ordinance (consisting of 0.71
park acres and 1.12 greenway acres). The required dedication of 1.83 acres is less
than the dedication of 3.27 acres (Outlot Y (Parkland) @ 2.74 acres + trail
easements @ 0.53 acres) as illustrated on the High Point Preliminary Plat. The
remaining balance of 1.44 acres may be applied toward the future high-density
development intended within Outlot 'W'. Any remaining parkland dedication
requirements for the high-density development above and beyond the credited
1.44 acres will be determined at the time of the Preliminary PlaUSite Plan review
of that project.

4. Water Extensions: Water lines will be constructed in conjunction with the
extensions of roads adjacent to the defined parcels and through the area. The
looping of water from its existing location in S. 81"1 Street will be critical for
appropriate flows for home sprinkler systems and adequate fire flows.
Development of Outlot X (intended Amare Vita detached townhomes) will be
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limited to footings and foundations only until such time that construction of the
water lines adjacent to Stagecoach Dr and S. 85th Street from Stagecoach Dr to S.
81st Street is complete and the lines and hydrants operational. Additionally, any
activity, including installation of footing and foundations on the single family lots
will be prohibited until water lines are appropriately looped and operational to the
Fire Marshal's satisfaction.

5. Temporarv Gradino Easement: The applicant is proposing construction grading
that will occur on City owned property to the south of the High Point preliminary
plat area. The City Attorney's office has prepared a temporary grading easement
to allow this grading to occur, Assuming City Council agreement with the
easement, it will be granted after the City Council's consideration of this plat.

Traffic lmpact Studv Findinqs: The site is expected to generate slightly less traffic than
what was previously assumed in the March 2023 High Point Comprehensive Plan
Amendment Traffic Reanalysis. The planned roadway geometry is expected to have
adequate capacity under full-build conditions. Lane configurations for the major roadways
downstream of the site, as recommended in earlier traffic studies, remain adequate.
Concerns with individual lot access onto S. 81't Street is noted above.

a

Developer Responsibilities; ln conjunction with platting of the lots, the developer will be
responsible for construction andior installation of all required public and private
infrastructure improvements necessary to support development. The following items are
known improvements; additional improvements may be required in response to
development proposals:

1. Streets:. Stagecoach Drive from S. 81st Street to future S. 85th Streetr $. 85th Street from the north property line to S. 81't Street. Temporary turnaround (including an easement) at the west terminus of the
future extension of Stagecoach Drive. This turnaround is on the adjacent
Sunset Company, LC property to the west.. All interior roadways

Development & Planninq Subcommittee.'The "superblock" area between S. Jordan Creek
Parkway and S. 88th Street and between Booneville Road on the south and Stagecoach
Drive on the north, which includes High Point (the subject development), and the proposed
Village at Sugar Creek and Jordan Ridge developments were discussed at the
Development & Planning Subcommittee meetings on June 7,2021, and July 19,2021.
Residential types and density were the main points of discussion along with the question
of entitlement of residential development for the area. Staff indicated a desire to ensure a
wide range of housing types and price points would be developed within the area. At the
July 19th meeting, staff provided a land use plan that met the needs of the pending
developers while achieving a range of housing options. This proposed plat and intended
dwelling types align with what was presented at that meeting,

September 18. 2023: Road connections to the Jim Miller property immediately to the west
of High Point was discussed at the September 18, 2023, meeting. At the August 7,2023,
meeting, staff presented the proposed preliminary plat for informational purposes only as
an Upcoming Project. Mr. Miller raised concerns with road connectivity between his
property and the development. The Subcommittee requested staff facilitate a meeting
between the property owners to resolve the matter. After a few meetings, High Point and
the Millers were able to come to agreement with a road at the northern end that connects
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S. 85th Street to S. 88th Street across the Miller property. A second Miller desired
connection was discussed at the September 18, 2023, meeting. High Point's proposed
street layout includes two North/South oriented cul-de-sacs to serve the proposed single-
family lots. Jim Miller is requesting a street connection from the westernmost High Point
cul-de-sac to his parcelto facilitate future development of his ground to the east and south
of his existing pond. High Point is in disagreement with the connection and routing of
potential high-density development traffic along what would othenruise be a quiet and
desirable cul-de-sac. Staff indicated that multiple connections along S. 88th Street into the
Miller's southern 13 acres is possible which could also provide access from the south to
the Miller ground east of the pond. This in combination with an access off the northern
agreed upon roadway makes the area east of the pond developable from an access
standpoint. Staff noted that only one connection to the Miller property would be required
by City Code which is being provided at the northern connection (noted as Sugar Creek
Drive on the Preliminary Plat). The Council Members indicated they were supportive of
High Point's street proposal as shown on the plat since it meets City Code requirements.
The Subcommittee encouraged staff to ensure that as the High Gate property between
the Miller property and Stagecoach Dr is brought through the review process to work to
secure a roadway connection between Stagecoach Drive and Sugar Creek Drive for the
Miller's.

Conditions of Approval :. Sanitarv Sewer Capacitv: The existing sanitary sewer that serves this larger
"superblock" area was originally sized based on a large amount of low-density
residential development within the area. ln response to the relocation of Des Moines
University (DMU) from the City of Des Moines to the property immediately to the south
has resulted in a desire and need for changes in the previously planned land uses. A
sanitary sewer capacity analysis identified multiple segments of sanitary sewer with
insufficient capacity under the existing Comprehensive Plan density and proposed
land uses of the larger "superblock" area. Proposed improvements have been
identified to resolve the capacity deficiencies. These improvements can be deferred
until development and density thresholds are met.

Staff believes that each property has entitlement to capacity based on the current
adopted land uses and that the participation in costs to upsize should be based on the
increase in waste based on their requested land use change(s). Since the proposed
High Point development is proposed at a lesser density than that which would be
allowed at maximum density under the currently assigned land uses, it is not
anticipated that this development will have any contribution to sewer upgrades.
However, until actual site development locks in the final land use and dwelling unit
count for all of the High Point ground, staff recommends a condition of approval
requiring the Applicant to acknowledge that any proposed land use changes that
contribute to sanitary sewer loads exceeding those generated of the adopted 2010
comprehensive plan land uses may result in loads which are greater than the existing
infrastructure can accommodate. The Applicant further acknowledging that capacity
improvements may be necessary, and that the Applicant will be responsible for the
proportionate share for the costs of said improvements for sewer loads which exceed
the assigned 2010 Comprehensive Plan Land Uses.

Plat Validitv: Per City Code, the associated Final Plat must be presented to the City
Council for approval within 12 months of the approval of this Preliminary Plat if surety is
being posted for Public lmprovements; or, within 18 months if Public lmprovements are
being constructed prior to Final Plat consideration. lt is the responsibility of the developer

https://wdmiowa.sharepoint.com/sites/ds/CommDev Documents/_Development Projects/High Point PR-001 81 9-2021/Subdivision/PP-006103-2023
P1lSR_High Point Preliminary Plat.docx



to be aware of these deadlines and request an extension of the Preliminary Plat approval
prior to the Preliminary Plat expiration date.

Outstanding lssues: There are no outstanding issues

Planninq and Zoninq Commission Action:
Date: September 25,2023
Vote:
Recommendation:

Recommendation: Approve the Preliminary Plat subject to the applicant meeting all City Code
requirements, and the following conditions of approval:

1. ApplicanVdeveloper acknowledge that they will be responsible for their proportionate
share of costs for sanitary sewer capacity improvements resulting from any proposed land
use changes within the High Point development that contribute to sanitary sewer loads
exceeding those that othenryise would be generated by development at maximum allowed
density of the adopted 2010 Comprehensive Plan assigned land.

2. The applicanVdeveloper acknowledging that the appropriate road network will need to be
constructed to support intended development and unless responsibilities are otherwise
defined in a development agreement with the City, that the applicant/developer will be
responsible for the implementation of the necessary roadways to serve their development.
Furthermore, the applicant/developer acknowledging that development of any parcel
being created with platting, including the single-family lots, may be restricted until
adequate road and water infrastructure are completed to the satisfaction of the City's Fire
Marshal. The restriction includes prohibiting above ground construction until the Fire
Marshal determines appropriate accesses and water flows are installed and useable.

3. The developer acknowledging that vehicles backing out onto S. 81't Street is prohibited.
The developer agrees to inform and require buyers of lots that front to S. 81.t Street that
all turns onto S. 81"1 Street are a forward movement, and the developer shall implement
measures during the sale of the lot and their approval of a dwelling's layout on the lot to
be such to ensure that the design of the garage(s) and driveway are such that allow and
promote vehicles to be able to orient for fonryard movement from the lot onto S. 81't Street.

4. The applicant acknowledging that the Parkland Dedication Agreement shall be executed
with the approval of the first final plat for any ground within the High Point Preliminary Plat
area.

5. The City Council granting a temporary construction grading easement to allow grading as
shown on this approved Preliminary Plat to occur on City owned property to the south of
the proposed preliminary plat area.
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Lead Staff Member: Brian Portz

Meetin Dates

Staff Re Reviews:

Publications icable Council Subcommittee Review

Location Map
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13. STABIUZATION OF DISTURBED AREAS MUST, AT A MINIMUM, BE ININA]ED IMMEOIATELY WHENEVER ANY CLEARING,
GRADING, EXCAVAIING OR OIHER EAR]H DISTURBING ACTIVITIES HAVE PERMANENTLY CEASED ON ANY PORTION OF
THE SIIE OR TEMPORARILY CEASED ON ANY PORTION OF ]T{E SITE AND WLL NOT RESUME FOR A PERIOD
EXCEEDING 14 CALENDAR DAYS. IN DROUGHT-SIRICKEN AREAS AND AREAS IHAT HAVE RECENILY RECEIVED SUCH
HIGH AMOUNTS OF RAIN THAT SEEDING \,VITH FIELD EQUIPMENT lS IMPOSSIBLE AND INITIATING \€GETATI\E
STABILIZATION IMMEDIATELY IS INFEASIBLE, ALIERNATIVE STABILIZATION MEASURES MUST BE EMPLOYED AS
SPECIFIED BY lHE DEPAR"I}'ENT. IN LIMIIED CIRCUMSTANCES, STABIUZATION MAY NOT BE REQUIREO IF lHE
INIENDED FUNCTION OF A SPECIFIC AREA OF THE SIIE NECESSITAIES fiAT IF REMAIN DISTURBED.

14, OFF-SI]E VEHICLE IRACKING OF SEDIMENTS SHALL BE MINIMIZED.
15. BACKING ONTO STAGECOACH DRIVE, S. 85]H STREET NOR'IH OF STAOECOACH DRIVE, OR S. 81ST S'TREET IS NOT

ALLOWED.
16. ANY MODIFICATIONS TO IHE EXISTING 10']RAIL ALONG OUTLOT'X" OU]LOT'W AND LOTS 18-20 WLL NEED

CONNECIIONS/REPAIRS REPLACED BACK TO ITEST DES MOINES CITY STANDARDS,
17. CROSS SLOPES OF ALL IRAILS SHOULD NOT EXCEED 27.

WEST DES MOINES WATER WORKS STANDARD NOTES:
1. ALL WAIER WORK, PUBLIC OR PRIVAIE, SHATI BE DONE IN ACCORDANCE WlH 

'/IEST 
DES MOINES WATER

WORKS STANDARD SPECIFICATIONS.
2. ANY WATER USE FROM A HYDRANT, PUBLIC OR PRIVAIE, REQUIRES 'ITIE USE OF A VEST DES MOINES WAIER

WORKS HYDRANT MEIER. CALL 515_222-3+65 TO RESERVE A MEIER.
3. CoNIRACTOR SHALL NOTIFY WEST DES MOINES WAIER WORKS (515-222-3,+65) AT LEAST ONE WEEK PRIOR

TO BUILDING CONSIRUCTION.
4. THE GENERAL CONIRACTOR SHALL BE RESPONSIBLE FOR COMPLIANCE WTH THE WEST DES MOINES WAIER

woRKs AND lHE CITYS CROSS CONNECTTON CONTROL/CONTATNMENT PROV|S|ONS.
5, lHE GENERAL CON]RACTOR SHALL BE RESPONSIBLE FOR ]HE PROPER INSTALLATION OF AN APPRO\ED

BACKFLOW PREVENTION ASSEMBLY(IES) FOR CONTAINMENT IN ALL NEW CONSTRUCTION, BACKFLOIV
PREVENTION TO BE INSTALLED PER CITY ORDINANCE 1297, 54-1998. CONTRACTOR SHALL NOTIFY IHEIR
PROJECTS mST DES MOTNES WA'IER WORKS ENGTNEERTNC IECHN|C|AN (515-222-3465\ A M|N|MUM OF 24
HOURS AF]ER INSTALLATION AND ESNNG OF ALL BACKFLOW DEVICES TO SCHEDULE FINAL INSPECTION.

6. IHE GENERAL CONIRACTOR SHALL BE RESPONSIBLE FOR \ERIFYNG STANC 'AIAIER PRESSURE AND, TIHERE
REQUIRED BY IHE CITY OF IIEST DES MOINES PLUMBING CODE, SHALL INSTALL A PRESSURE REDUCING
VALVE(S) WI]H EXPANSION TANK(S). TTHERE REQUIRED, PRESSURE REDUCING VALVE(S) AND TANK(S) SHALL
BE INSTALLED DOITI\SIREAM OF THE WA]ER MEIER(S) AND BACKFLOW PRE\ENTION ASSEMBLY(IES) SERVING
lHE StlE.

60' ROW

3l

1 10.0' 19.5' 4.0'

6" INTEGRAL CURB 1.5%_+-

FORM GRADE (FO) FORM GRADE (FG)
4" FUTURE

SIDEWALK

NOTES:
1, TYPICAL C JOINT SPACING IS 15,

TYPICAL SECTION .31'B.B PCC ROADWAY
NOT TO SCALE S.81ST STREET

15.5' 15.5'

PROFILE

6,, INTEGRAL CURB

lO,SHARED
USE PATH

L-1 JOINT

SUEOMDE PREPARATION 6" REINFORCED P.C.C. PAVEMENT

12" SUBGRADE PREPAMTION - TTVO 6' LIFTS
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TYPICAL SWALE SECTION
NOT TO SCALE

ri) flnNtr mcff: 150 FOOT MINIMUM (S
FMT FM 9Nff FAIILY RESOfrNAL
LOB), m AS SPEOnE) ril IHE Co}TnACT
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tW
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2.00'

I
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1. TYPtcAl cD JoIMT SPACTNG rS 15'

PEA GRAVEL

FUTURE FULL DEPTH SAW CUT
FOR FULL BUILD OUT
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S'REET IYIOENING.
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TOP OF CURB. BRINC ROCK BACKFILL UP TO
BOTTOM OF TOPSOIL.

J. SUBDRAIN IS NOT REQUIREO IN RLL
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TYPICAL SECTION .61'B.B PCC ROADWAY. STAGECOACH DRIVE
NOT TO SCALE
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MIN. MIN. BROOM FINISH

5.5
USE

x g O.50" EXPANSION ANCHOR BoLTS
IEMPLATE TO ENSURE ALIGNMENT

CHAMFER EDGES, IN LANDSCAPE AREAS.
TOOL EDGES FLUSH WTH ADJOINING SURFACE
IN PAVED AREAS.

SLOPE SURFACE 0.25 INCH PER FOOT
ON ALL SIDES FOR DRAINAGE

CBU OUTUNE

CBU PEDESTAL

BUTYL RUBBER PAD
(WTTH METAL PEDESTAL ONLY)

MATCH EXISIING GRADE IN
PAVED ARFAS

SLOPE SURFACE 0.25
INCH PER FOOT
ON ATI SIDES FOR DRAINAGE

4 RODS ON 14.00" CENTERS
MAXIMUM, EACH WAY

OFTIONAL COMPACT GMVEL OR
CRUSHED STONE (OMIT WHERE
soLtD RocK occuRs)

5.5 x U O.50" ANCHOR BOLTS

x 4.50" MtN.

MIN.

MAXIMUM FROST DEPTH

4 x 4.00"
MIN.

FIRM UNDISTURBED SOIL
OR WELL-COMPACIED FILL

NOTES:

1. CONCRE1E SHALL HAVE A COMPRESSIVE STRENGTH OF SOOO PSI O 28 OAYS, CONTAIN 42 MIN. - 6Z MAX.
AIR ENIRAINMENT AND BE PLACED WITTI A 3.50" - 4.00" SLUMP IN AccORDANcE wlH AcI 301.

2. REINFORCING STEEL RODS SHALL CONFORM TO ASIV A615, GRADE 60.
3. EXPANSION BOLTS SHALL BE EQUIVALENT TO THE FOLLOIIINC PROVIDERS:

A. HtLTt KWK BOLT (WWW.US.H|LI.COM) |-1/2" DTAMETER X 5-1/2" O\ERALL LENGIH GALVANTZED, CATALOG # 000-455-696
KB ll 12-512, STAINLESS SIEEL; CATALOG lh OOO-45+-744, ENSURE IHAT IHE MIN. EMBEDMENT lN CONCREIE lS AT LEAST
3-1 /2'.
B. ITw RAMSET REDHEAD IRUBoLT (WWW.RAMSET-REDHEAD.ooM) GALVANIZED, I" DIAME.IER x 7, o\ERALL LENGIH; oATALoG
NUMBER: WS-12700, ENSURE 1HAT lHE MIN. EMBEDM€NT IN CONCREIE IS AT LEAST 4-1/8".
c. RAru- STUD (www.RArvl.coM) GALVAN|ZED, l' DTAMEIER x s-1/2" oVERALL LENGIH; oATALoG NUMBER: 7724, ENSURE
IHAT IH€ MIN EMBEDMENT IN CONCREIE IS AT LEAST 4:.
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A RESOLUTION OF THE PLANNING AND ZONING COMMISSION
NO. PZC-23-048

WHEREAS, pursuant to the provisions of Title 9, Zoning and Title 10, Subdivision Regulations of
the West Des Moines Municipal Code, the applicant and property owner, High Point Group, LLC,
requests approval of the Preliminary Plat for the purpose of subdividing that approximately 76-
acre property generally located north and south of future Stagecoach Drive extension and
between S. 81't Street and the future extension of S. 85th Street as depicted on the location map
included in the staff report. The applicant proposes the creation of into sixty-nine (69) lots for
Single Family development, two (2) outlots for future development, one (1) outlot for open space,
one (1) outlot for storm water detention, one (1) outlot for Parkland Dedication and four (4) street
lots to be dedicated to the city; and

WHEREAS, the Preliminary Plat complies with lowa Code Chapters 354 and 414, the
Comprehensive Plan and City Code.

NOW THEREFORE, the Planning and Zoning Commission of the City of West Des Moines
recommends the City Council approve the Preliminary Plat (PP-006103-2023) subject to
compliance with all the conditions of approval as stated in the staff report, including conditions
added at the meeting, and attached hereto as Exhibit uA', if applicable.

PASSED AND ADOPTED on September 25, 2023.

Andrew Conlin, Chair
Planning and Zoning Commission

I HEREBY CERTIFY that the foregoing resolution was duly adopted by the Planning and Zoning
Commission of the City of West Des Moines, lowa, at a regular meeting on Seotember 25,2023,
by the following vote:

AYES:

NAYS:

ABSTENTIONS:

ABSENT:

ATTEST:

Recording Secretary

https://wdmiowa.sharepoint.com/sites/ds/CommDev Documents/-Development Projects/High Point PR-00181 9-2021/Subdivision/PP-0061 O3-2023
P1lSR_High Point Preliminary Plat.docx


