
Item 4a

CITY OF WEST DES MOINES
STAFF REPORT COMMUNICATION

Meeting Date: Julv 22.2024

ITEM: Forest Place (formerly known as High Point), Generally north and south of future
Stagecoach Drive extension and between S. 81st Street and the future extension of S. 85th
Street - Approve a Preliminary Plat to create 101 lots for Single Family Residential
development, 4 Outlots and 5 Street Lots - High Point Group, LLC - PP-006459-2024

Resolution: Approval of Preliminary Plat

Backqround: Jared Murray with Civil Design Advantage, on behalf of the applicant and property
owner, High Point Group, LLC, requests approval of a Preliminary PIat 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 one hundred and one (101) lots for Single Family residential
development, one (1) outlot for future development, one (1) outlot for open space, one (1) outlot
for storm water detention, one (1) outlot for Parkland Dedication and five (5) street lots to be
dedicated to the city.

ln October of 2023, this property was originally preliminary platted as High Point and included an
area of medium density residential detached townhomes in the more-less triangular area at the
at the southwest corner of Stagecoach Drive and S Sl"tStreet along with single family lots to the
south. The developer of the detached townhomes (to have been called Amare Vita) dropped out
and the applicant is now proposing single family homes with a cul-de-sac in that portion of the
preliminary plat. This new preliminary plat will include this area and now the entire development
will be called Forest Place.

Staff Review & Comment:
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.

Kev Development Aspects:

1. ResidentialDrivewav Accessto S. 81st Street: S. 81"1Street 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 sfreefs." 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 fonruard movement when entering onto S. 81"1
Street. The developer has indicated that as part of the sale of a lot they will raise
awareness of the forward only movement and that the. Notes have been added to
the plat drawing. Staff recommends a condition of approval to ensure awareness
of this aspect.
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2. Parkland Dedication: On October 16, 2023, the City Council approved and
accepted a Parkland Dedication Agreement for the then anticipated High Point and
Amare Vita developments for an intended 69 single family dwellings and 60
detached townhome dwellings. The townhome portion of the project is no longer
occurring, and the developer is changing the townhome area to single family lots.
The change in type and number of lots will necessitate the execution of a new
Parkland Agreement. This new agreement will be provided to the City Council
for approval and acceptance in the next month but separate from the Preliminary
Plat.

3. Trail alono S. 81"r Sfreef: The existing public trail on the west side of S 81.t Street
will be removed to accommodate sewer construction for the new lots along S 81't
St. Replacement of the existing trail in conformance with City standards is required
prior to accepting the public improvements for the subdivision.

The remaining 828 lineal feet of proposed public trail extension on the west side
of S SlstStreet to the south property line will be built by the developer through a
60/40 Trail Agreement being prepared and presented to City Council for approval
along with the Parkland Dedication Agreement. Said trail construction in
conformance with City standards is required prior to accepting the public
improvements for the subdivision and issuance of any building permits for the lots
which the trail crosses.

4. Water & Road Extensions Before Building Permits: Stagecoach Drive between S
78th Street and S 81"1 Street is being constructed by the city and is almost
complete. The developer will be extending Stagecoach Drive from S SlstStreet to
S 85th Street and constructing S 85th Street south of Stagecoach Drive tying it back
into S 81st Street. Water lines will be constructed in conjunction with the extension
of these roads. The looping of water from its existing location in S. 81't Street will
be critical for appropriate flows for home sprinkler systems and adequate fire flows.
All construction of homes on the single-family lots will be prohibited until the
previously identified roads are constructed and water lines are installed and
appropriately looped and operational to the Fire Marshal's and WDM Water Works
satisfaction. Once these roads and the water lines are useable, building permits
may be issued for homes in the area bounded by S 85th Street, S 81't Street, and
Stagecoach Drive, as well as corner lots on the south side of S 85th Street. No
building permits for lots south of S 85th Street, except for specific corner lots, will
be issued until either Stagecoach Drive from S 85th Street to S 88th Street is
constructed or S 81't Street is extended to Riverview Drive and Riverview Dr is
constructed to either S 88th Street or S Jordan Creek Parkway. (This developer is
responsible for extending S 81"1 to the south boundary of the plat. Riverview Drive
is located on the adjoining property not owned by this Forest Place development
group.)

Traffic lmpact Studv Findinos: The site is expected to generate less traffic than previously
estimated. 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.

S 81st Street is a major collector street adjacent to the site. Ultimately, as the area to the
south develops in the future, it is expected that S 81st Street will continue south and tie
into Riverview Drive. However, since S 85th Street no longer continues south to Riverview
Drive as previously planned, S 81st Street is the only north/south street connecting
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Stagecoach Drive and Riverview Drive. Therefore, more traffic is loaded onto S 81st
Street and the street will have higher speeds associated with a higher amount of through
traffic. The walkability and bikeability of the area are also reduced with a lower density of
streets. The higher traffic volumes and higher speeds through the single-family residential
subdivision will likely generate complaints from future residents as properties to the south
develop and S 81st Street is extended south. Concerns with individual lot access onto S.
81st Street is noted above.

S 85th Street is a minor collector street that is planned to be extended south from its
current terminus. The street is planned to curve to the southeast and intersect with S 81st
Street. Due to the curvature of the street, traffic going to/from the northwest may treat S
85th Street as a cut-through to travel between Stagecoach Drive and S 81st Street to
avoid the future traffic signal.

a Developer Responsibilities: ln conjunction with platting of the lots, the developer will be
responsible for construction and/or 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:

L Streets:. Stagecoach Drive from S. 81"1 Street to future S. 85th Streetr $. 85th Street from the north property line to S. 81't Streetr $ $'tst Street from its current terminus to the south boundary of the Forest
Place property, including a temporary turnaround. 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 & Plannino 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 Forest Place (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.

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. At the September 18, 2023,
meeting, road connections to the Jim Miller property immediately to the west of High Point
was discussed. 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 S. 85th
Street to S. 88th Street across the Miller property. They did not come to an agreement
about a connection point at the southern end of the High Point (now Forest Place)
property.
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At the July 1 5,2024, meeting, the trail along the west side of S. 81"t Street was discussed.
At the meeting it was determined the trail should be installed as part of the of the public
improvements associated with subdivision construction and prior to any building permit
being issued.

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
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: July 22,2024
Vote:
Recommendation:

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

1. The applicanVdeveloper acknowledging that the appropriate road network will need to be
constructed to support intended development and unless responsibilities are othenruise
defined in a development agreement with the City, that the applicanUdeveloper will be
responsible for the implementation of the necessary roadways to serve their development.
Furthermore, the applicanVdeveloper acknowledging that development of any parcel
being created with platting, 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.

2. 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't Street are to be a fonruard 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 allow and
promote vehicles to be able to orient for forward movement from the lot onto S. 81't Street.

3. The applicant acknowledging that a revised Parkland Dedication Agreement and 60/40
Trail Agreement will need to be executed for the ground within the Forest Place
Preliminary Plat area.

4. The applicant acknowledging that the public trail will be constructed as part of the public
improvements. The public improvements will need to be approved and accepted by the
city prior to issuance of any building permits for lots which the trail crosses.

https://wdmiowa.sharepoint.com/sites/ds/CommDev Documents/_Development Projects/High Point PR-001 819-2021/Subdivision/PP-006459-2024
Forest Place/SR_Forest Place.docx



Lead Staff Member: Brian Portz

Dates:

Staff Reviews:

Publications licable Gouncil Subcommittee Review

Planning and Zon ing Commission Julv 22,2024
City Council

Planning & Zoning
Commission

X Development Coordinator (or)
X Director

X Legal Department

n Director
! Appropriations/Finance

tr Legal Department
n Agenda Acceptance

City Council

Published
ln:

Des Moines Register
Community Section

Date(s)
Published nla

Date(s) of
Mailed
Notices

nla

Subcommittee Development & Planning

Date Reviewed
6t7 t2021 , 7 t19t2021 ,

8t7t2023,9t18t2023, &
7t15t 2024

Recommendation X Yes n No n Split
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PROPERTY DESCRIPTION
IHE EAST HALF OF IHE NORTHMST QUAR]ER OF SECTION 23, TOWNSHIP 78 NORIH, RANGE 26
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NOTES
1. ALt WATER WORK, PUBLIC OR PRIVAIE, SHALI BE DONE 

'N 
ACCORDANCE WTH IHE 2023 EDITION OF \IEST DES

MOINES WATER WORKS STANDARD SPECINCATIONS.
2. rHE GENERAL CONTRATOR SHALL BE RESPONSTBLE FOR lHE COORDTNAION OF WORK OF ALL SUBCONTRACTOR(S)

INVOL\ED IN lHE PROJECT.
3. CONTACT BUILDING INSPECTION (51s-222-3630) A MTNTMUM OF 24 HOURS rN ADVANCE FOR pRtVAlE UTtLtTy

INSTALLATION INSPECIIONS.
4. NO SIRUCTURES, INCLUDING SHEDS, PLAY STRUCTURES, DECKS, CAZEBOS, ETC. MAY BE LOCA1ED WTHIN A

BUFFER PARK.
5. ALL CONSTRUCTTON WIH|N PUBUC R.O.W./EASEMENTS, AND/OR ANy CONNECTION TO PUBLIC SEUERS AND

STREETS, SHALL COMPLY ITIIH ]HE IIEST DES MOINES STANDARD CONSIRUCTION SPECIFCANONS FOR
SUBDIVISIONS, DSM ME1RO DESIGN STANDARDS AND 

"'/DM 
ADDENOUMS.

6. ALL WA1ER MAIN, SANITARY SEWER AND STORM SEWER ARE PUBLIC UNLESS OTHERWISE NOTED.
7. ALL CONNECTIONS TO IHE PUBUC SEWERS SHALL BE CORE DRILIED.
8. AT LEAST ONE IIJEEK PRIOR TO ANY CONSIRUCTION WIHIN PUBLIC R.O.W,/EASEMENTS AND/OR ANY CONNECTION

TO PUBUC SEVIERS AND SIREETS, IHE CONTRACTOR SHALL CONTACT ]HE WDM ENGINEERING SERVICES
(222-3475) To scHEouLE ANY REoUTRED tNSpEcTroNs. R.o.w. ExcAVATToN pERMrrs cAN BE oBtAtNED AT 'tHE
PUBLIC SERV]CES FACILITY (222-3480). IT IS IMPORTANT TO NO]E CITY APPROVAL oF IHIS PLAN IS SUBJECT To
IHE APPLICANT oBTAINING ALL NECESSARY EASEMENTS/AGREEMENTS AND APPUCABLE PERMITS.

9. PRIOR TO CONSIRUCTION ANY PUBUC IMPRO\€MENTS ASSOCIATED WTH ]HIS SUBDIVISION, CONS]RUCTION PLANS
FOR SAID IMPROVEMENTS NEED TO BE SUBMITIED TO AND APPRO\€D BY IHE CITY ENCINEER.

10. PROPERTY OVINER/DE\ELOPER(S) I,IILL 8E RESPONSIBLE FOR THE INSTALLAIIoN oF SIDEWAI.J(S ADJACENT To ALL
PUBLIC S]REETS BORDERINC THE PROPERTY.

11. OUILOTS ARE UNBUILDABLE AND WLL BE REPLATIED ONCE FUTURE DEVELOPMENT OCCURS.
12, DISCHARGES FROM DEWAIERING ACTIVITIES, INCLUDING DISCHARGES FROM DEWA1ERING OF IRENCHES AND

EXCAVATIONS, ARE PROHIBI]ED UNLESS MANAGED BY APPROPRIATE CONIROLS.
13. STABILIZATION OF DIS'IURBED AREAS MUST, AT A MINIMUM, BE INITIATED IMMEDIAIELY W}IENEVER ANY CLEARING,

GRADING, EXCAVAING OR O]HER EARIH DIS"TURBING ACTIVII1ES HAVE PERMANENILY CEASED ON ANY PORTION OF
lHE SI1E OR 1EMPORARILY CEASED ON ANY PORTION OF ]HE SIIE AND 'XILL NOT RESUME FOR A PERIOD
EXCEEDING 14 CALENDAR DAYS. IN DROUGHT-SIRICKEN AREAS AND AREAS THAT HA\E RECEN1LY RECEIVED SUCH
HIGH AMOUNTS OF RAIN 1HAT SEEDING WlH FIELD EOUIPMENT IS IMPOSSIBLE AND INITIATING VECETATIVE
STABIUZATION IMMEDIATELY IS INFEASIBLE, AL'TERNATIVE STABILIZATION MEASURES MUST BE EMPLOYED AS
SPECIFIED BY THE DEPARTMENT. IN UMITED CIRCUMSTANCES, STABILIZATION MAY NOT BE REQUIRED IF IHE
INIENDED FUNCTION OF A SPECIFIC AREA OF lHE g'TE NECESSITATES IHAT IF REMAIN DISTURBED.

14. OFF_SITE VEHICLE IRACKING OF SEDIMENTS SHALL BE MINIMIZED.
15. BACKING ONTO STAGECOACH DRI\E, S. 851H STREET NORIH OF STACECOACH DRIVE, OR S. 81ST STREET IS NOT

ALLOWED.
16. ANY MODIFICATIONS TO lHE EXISTING 1O' 

.TRAIL 
ALONG oUTLoT'W AND LoTs 11-13 AND LoTs 91-94 WLL NEED

CONNECNONS/REPAIRS REPLACED BACK TO I\EST DES MOINES CITY STANDARDS AS PART OF PLAT
IMPRO\EMENTS.

17. CROSS SLOPES OF ALL TRAILS SHOULD NOT EXCEED 2%.
18. HOMES 8,OOO GROSS SOUARE FEET AND BICGER REOUIRE FIRE SPRINKLER SYSTEMS IN ACCORDANCE WTH I^EST

DES MOINES FIRE CODE AND ADDENDUMS. GROSS SQUARE FOOTAGE IS MEASURED FROM THE OUTSIDE WALL OF
lHE ENTIRE STRUCTURE AND INCLUDES ALL LEVELS OF lHE HOME INCLUDING lHE GARACE, ATTACHED CANOPIES,
COVERED PORCHES AND SIRUCIURES WI'IHIN 20 FEET.

WEST DES MOINES WATER WORKS STANDARD NOTES
1. ALL WATER WORK, PUBLIC OR PRIVATE, SHALL 8E DONE IN ACCORDANCE IVITH I,IEST DES MOINES WATER

WORKS STANOARD SPECIFICATIONS,
2. ANY WAIER USE FROM A HYDRANI PUBLIC OR PRIVAIE, REQUIRES THE USE OF A IIEST DES MOINES WAIER

WORKS HYDRANT METER. CALL 515_222-3+65 TO RESERVE A METER.
3. CONIRACTOR SHALL NOTTFY WEST DES MOTNES WAIER WORKS (s15-222-3465) AT LEAST ONE VEEK pRtOR

TO BUILDING CONSIRUCTION.
4, IHE GENERAL CONIRACTOR SHALL BE RESPONSIBLE FOR COMPLIANCE WTH IHE VEST DES MOINES WATER

woRKs AND lHE CrTyS CROSS CONNEC]ION CONAOL/CONTATNMENT PROV|S|ONS.
5. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR lHE PROPER INSTALLA11ON OF AN APPROVED

BAcKFLow PREVENTION ASSEMBLYOES) FOR coNTAINMENT IN ALL NEw coNsTRUcTIoN. BAcKFLow
PREVENTION TO BE INSTALLED PER CITY ORDINANCE 1297, 54-1998. CONTRACTOR SHALL NO1IFY IHEIR
PROJECT'S $/EST DES MOINES WA]ER WoRKS ENGINEERTNG IECHN|C|AN (515-222-3465) A M|N|MUM OF 24
HOURS ATTER INSTALLATION AND TESTING OF ALL BACKFLOW DEVICES TO SCHEDULE RNAL INSPECTION.

5. IHE GENERAL CON]RACTOR SHALL BE RESPONSIBLE FOR VERIFYNG STAIIC WATER PRESSURE ANO, WHERE
REQUIRED BY lHE CITY OF WEST DES MOINES PLUMBING CODE, SHALL INSTALL A PRESSURE REDUCING
VALVE(S) WIH EXPANSION TANK(S). WHERE REOUIRED, PRESSURE REDUCING VAL\E(S) AND TANK(S) SHALL
BE INSTALLED DOWISTREAM OF THE WATER MEIER(S) AND BACKFLOW PRE\ENTION ASSEMBLY(IES) SERVING
IHE SITE.

15.5' 1 5.5'

6'' INTEGML CURB

L-1 JOINT

PAT}i WITH

P.C.C. SHARED USE

RTSIR ON

6, SUBGMDE PREPAMIION 6,, REINFORCED F.C.C.

12" SUBGRADE PREPARATION - TWO LIFTS

80' Rottt

31.0' B-B

1 10.0' 19.5' 4.0' 1'

10'SHARED
USE PATH

6" INTEGRAL CURB

FORM GMDE (FG) FORM GRADE (FG)
+'' FUTURE

SIDEWALK

NOTES:
1. fiPTCAL C JOTNT SPACTNC tS 15'

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

60' ROW

B-B

1 4.0' 12.O' 12.O'

1.52_+
6" INIEGML

CURB
6" INTEGRAL
CURB

1.5%_+
FORM GRADE (FG) FORM GMDE (FG)

4" FUTURE
SIDEWALK

4" FUTURE
SIDEWALK

NOTES:
1. TYPICAL C JOINT SPACING IS 15'

TYPIGAL SECTION. 26'B.B PCG ROADWAY
NOT TO SCALE S. AUBURN PL, EDGEWOOD CT & S. LOTUS PL

13.0' 13.0'

PROFILE

L_l JOINT

REINFORCED P.C.C. PAVEMENT

12" SUBGRADE PREPARATION - TWO 6" UFTS

70' ROW

1 4.0' 14-5'

1.5%_{_
6" INTEGRAL CURB

1.52

-+-
FORM GRADE

2'

FORM CRADE (FG)4" FUTURE
SIDEWALK PEA GRAVEL PEA GRAVEL

4. FUTURE
SIDEWALK

REFER TO PLAN AND PROFILE
SHEETS FOR LOCATIONS

REFER TO PLAN AND PROFILE
SHEFTS FOR LOCATIONS

*l 75' 0. L
NOTES:
1. TYPICAL C JOINT SPACING IS 15'

TYPICAL SECTION.3l' B.B PCC ROADWAY
NOT TO SCALE S. 85TH STREET & SUGAR CREEK DRIVE

'15.5'r 5.5'

6" INTEGRAL CURB

L-1 JOINT

6" REINFoRCED P.c.c. PAVEMENT

12" SUBOMDE PREPARATIoN _ Two 6" LIFrs
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TF 6v

STEEL SUSPENSION Uf, dRA OUARD FLAP
MAGNENC NE DOilS2'

AREA

SEE-
CI.gPING BANO

TYPICI ROUND INtrT NITR MICI RECTNGUUR IilUT FLM cotlBtNAI0N
NI-ET NLffi
FM CURB

STANI.ESS SIEEL RSND INIT
FILERS fd NIeLAST CASINCS
CAT6-|E SPESEED V Fx d

ff-s aAGsH@OS

NOIEST

i. AL FRilING IS CdSNUCM S
cffiRostoil RESSTANT slEs- (zrNc
PUIED 0R CALVANTm) Fm 7 YEAR
TINIHUM SERVG UE.

2. UPil MDERIilG CffHRMAIION OF ilE
DOI CATTOUT. PRECAST OR CASNNG
TAK€ AND MOOEI- M DETAEO
DIMEilSOIIAI FSMS MUST BE PROVDEO
IO CONFIGURE ND ASSBLE rcUR
CTJSTO}/IZEO roreTMM NET NLM.

3. FOR mrmN $EdflCAlroilS ND
ilAINIENANCE OIDEUilES UsT
ww.INffiLMS.COM

tNsT&r AIN:

t. REIOW ffiAE

2. OROP FLEXSTffiM INLET
FLIER OflIO LOAD BEffiING
LIP OF CASIING OR
CilCRM SRUCruRE

3. REPUCE GRAE

FLEXSTORM CATCH-IT FILTERS FOR
TEMPORARY INLET PROTECTION PRODUCT
SELECTION AND SPECIFICATION DRAWNG

lm

a:1 SLOPE (TYP)
3:1 SLOPE (MAX)

4:1 SLOPE
3:1 SLOPE

(r/P)
(MAX)

DITCH q

VARIES

TYPICAL SWALE SECTION
NOT TO SCALE

(1) ennonm LrNGff: rso Fmr ilrNrxuu (Jov F@T Fffi sNcE FNTLY RESDiln[
LOE), OR AS SPECTHS tN ilE CilIRACT
DOOJMENTS. ENCil tr ENTRANCE ilAY BE
INffiEASM IF SMilENT TRACX-NT
MORS.

STABILIZED CONSTRUCTION ENTRANCE
NOT TO SCALE

r20'Row
6'l

10.0' 18.5' 4.0'

10' SHARED
USE PATH

8' ruTURE
8. INIEGML
CURB

CURB

FORM GRADE (FC) 2.O7"{
ruTURE ,I.

SIDEIVATJ(I2.00'

FORM GRADE (FG) ROADWAY NOTES:

1. TYPTCAL C0 J0INI SPACTNG tS t5'

PEA CRAVEL

FUTURE FULL DEPTH SAW CUT
FOR FULL BUILD OL'T
(FUTURE L-2 JOINT)

2. 1.50. CURB SECTION TO BE REMOIED
BY FUII DEPIH SAW CUT AND BD
JOINT INSTAIIED PRIOR TO FI,IruRE
STREET IVIDENING,

6" PERFORATED SUBDRAIN INSTALL 9" FROM
BACK OF CURB AT A DEPTH OF 3.5' BELOW

TOP OF CURB. BRING ROCK BACKFILL UP TO
BOTTOM OF TOPSOIL.

3. SUBDRAIN IS NOl REQUIRED IN RI.L
c0NDm0Ns-

TYPICAL SECTION .61' B.B PCC ROADWAY. STAGECOACH DRIVE
NOT TO SCALE

12.5 12.O' 13.0'
s

L-2

6.0' 7-O'

12.O',

RBNFORCED P.C.C. SHAREO USE

6' SUBCMDE PREPAM]ION
REINFORCED P.C.C, BASKEIs

12" SUBGR/OE PREPARATION - TIYO 6" LIFTS

v RreE (20' FOR A NORW 1O' WDE DtrCH)
SPrcING INSM Pru TO

CROUND COMOUR

AT EACH ilD OF N
OF SILT FfNCE

FERIC

GROUND UNE

Y
FENCE
(4'-0-

MIfr SILI ENCE DITCH CHEC( mrN srLT EN€ rN$ArAnON ON rONeruDU SLOPS
(Ps vsw)

GENru NOES:
IN$U SILT rINCE MORDING TO ffE REOUIRECtrTS OF
IHE PRdECT SPEOESNONS At{D AT LOCA1IONS SHOM IN
ftE CONIRACI DOCUMEI{'S OR AI DIRECEO BI THE
JURISOIC1IOW ENGINER.

O tNSffi 12 rN. oF FABRTC A MIN|MUH oF 6 tN. DEp
(FNRIC uY BE FoDED ELow nE cRoUND UNE)

@ couem cRouND gy oRMNG [onc ErcH stDE oF flE
SILT FEilCE AS REOUIRD TO SUMCIEilTLY SECURE THE
FFRIC IN frE NENCH TO PRilEXT PUUOUT ND ROW
UNDER THE FENCE.

fn N oTTCHES, D(HD SILT ffiCE UP SIDE SLOPE S0 THEV BOfrOil EWANOil AT NE END OF THE FilCE IS A
MINIMUil OF 2 IN, HIGHER ilN THE TOP OF frE ENCE
IN THE LOW POIffi OF THE DTCH.

O smL posm To aE EMBEDDEo 20 tN. uNus oilERwsE
AIOWED SI flE JURISDIfrIOML ENCINEER.

@ sEcuRE lop oF ilctNffitNc FNRtc ro ffEL posrs
usrNc wRE 0R PUSnC T|ES (50 1.B. MN.). SEE DflAtS
OF 'AlTtCHMff TO rcS.'

MIW SILT MCE IN$MNON ON LONGThINI SbPES
(pRoRE uEw)

HRE OR @
cAEt-E nES

LINE

8'-O' SPrcNG

t
POST

ANrcHVN TO POS

'REDUCE ro$ SPmTNC TO 5'-0- Af W ER
CONCEMNON ARAS, OR AS REQUIRM TO
MEOUAELY SUFrcffi MCE

SILT FENCE
NOT TO SCALE

2@'
(6m'

MA. L.ENSTH PER SEC1ION
tF ssPE ts FAm ]W 5t)

4" PCC

RIGHT OF WAY SIDEWALK TO BE INSIALLED
BY DE\iELOPER.

1.52 --\-
4, SIDEIVALK (FUTURE)
MAX 1.52 CROSS-SLOPE
THRU SIDEWALK

BACK OF OVERFLOW POINT

_sI4Ir_oN L_OIA.rION

CENTERLINE

STREET STATION SIDE

S. AUBURN PLACE
S. LOTUS PLACE
s. 85n{ S1REET

EDGEWOOD COURT

252+65.88
302+72.71
111+95.87
408+O3.79

17.02'RT
26.2'r'LT
15.50'LT
13-00'LT

TYPICAL RIGHT OF WAY GRADING AT STORM WATER
OVERFLOW POINTS
NOT TO SCALE
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HOLE OPTtOf.rALl d" MtN.\ l-rri'vnx.

''*'lrffiNf,Nl

SW.6O4 ryPE 3A CASTING DETAIL
NOT TO SCALE

24" 30"

l
I

SW.6O4 TYPE 6 CASTING DETAIL

O ruuuy RrsER DTIIEIER ts 18 lNcHEs

INTAXE SIZE - CASE 2

Dl'flEIIR.
oi

ounEnR.fi
nt-
18-

27"

LOCATTON S nON SW-6O4 TYPE 3A GRATE

INLET ELEVATION

CLASS 3 RCP RISER

STANDARD TEE
SECTION

8'

TYPICAL SECNON

CLNS I BEDDING
uma

SW.512 CIRCULAR AREA INTAKE (cAsE 2)
NOT TO SCALE

RISER T* D2o
AMETER,
\R|ES) -

-l
PIPE

DIAMETER,
(vARrEs)

sltff5trUImmd5cacffiMNEmFffiTEffimsR

OMEffiilr!#tM*tr!- @!q[ snlEt!ffifrrunE[[ ffi
@ffDrtlsnad6c
(r)E sFmE*E M.ffidru
- Gro&strHm nE mEIn€ gIilm!tEG
l?)a.#E'fl rEGMrrq.nrc
- EffiCE6trffiDmmrd

@
o 1f ruru ffm[E

4

m0ffim
roT0

9. INLET

I':EM

vtN.

t.rcAT
0.c. I

$qru

4'X4'M-G INTAKE: ST-3
NOT TO SCAIF

_1

2' vn.@

o_, L*

ffiflIU*ffi
mffiFEm6ffirEffi
Effi
Mru5*ffiffihmE
ffiMffiEIM

(i)ffiffffimr*ftffi.m*d!
- EGdM DSArutrJffiMG

mD[& ffi

a!)ru sFmEm ffiaffirE: sroa*f *m ruE m6lm EI*dazFG
A 6..MEth aEBffimnrEY mffitEadEmDffimEdETEE
@ BE M|.ffi.sf,uEffi
O f f,rru trtr[B

u

w M

9. INLET

ytN.

6- .r,.., ,,..
14 W Ar 12'

4'X4'M-G INTAKE: ST-81
NOT TO SCALE

2' uw.@

_1

5.00"
+

MIN, MIN- BROOM FINISH

5.5 X U 0.50. EXPANSION ANCHOR BOLTS
USE TEMPLATE TO ENSURE ALIGNMET.IT

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

SLOPE SURFACE 0.25 INCH PER FOOT
ON ALL SIDES FOR DRAINAGE

CBU OUTLINE

e. EUTYL RUBBER PAD
(WTH MEIAL PEDESTAL ONLY)

MATCH EXISTING GRADE IN
PAVED AREAS

SLOPE SURFACE 0,25
INCH PER FOOT
ON ALJ- SIDES FOR DRAINAGE

4 RoDS oN 14.00" cEt[ERs
MAXIMUM, FACH WAY

OPTIONAL COMPACT GMVEL OR
CRUSHED STONE (OMIT WHERE
souD RocK occuRs)

CBU PEDESTAL

5.5 x g 0.50" ANCHOR BOLTS

x 4.50" MtN.

MIN.

MAXIMUM FROST DEPTH

4 x 4.00" MIN.

FIRM UNDISIURBED SOIL
OR WELL-COMPACTED FILL

NOTES:

1. CONCREIE SHALL HAVE A COMPRESSIVE STRENG]H OF SOOO PSI O 28 DAYS. CONTAIN 4Z MIN. _ 6Z MAX.
AIR ENIRAINMENT AND BE PLACED WTH A 3.50' _ 4,00" SLUMP IN ACCORDANCE W]}I ACI JO1.2. REINFORCING SIEEL RODS SHALL CONFORM TO AS]TT A615, GRADE 60.3. EXPANSION BOLTS SHALL BE EQUIVALENT TO lHE FOLLO\II|NG PROVIDERS:

A. HILTI KWK BOLT (WWW.US.HTLTI,COM) r-1/2" DTAMETER X 5-1l2" OVERALL LENGIH GALVANTZED, CATALOO # 000-453-696
KB ll 12-512, STAINLESS SIEEL; CATALOG llt OOO-+54-74+, ENSURE THAT IHE MlN. EMBEDMENT tN CONCRETT tS AT LEAST
3-1 /2",
B. ITW RAMSET REDHEAD IRUBOLT (WWW.RAMSET-REDHEAD.CoM) GALVANIZED, I" DIAME.IER X 7" o\€RALL LENGIH; CATALoG
NUMBER: WS-1270c, ENSURE THAT THE MlN. EMBEDMENT tN CoNCRETE tS AT LEAST 4-tl8".
C. RAWL STUD (WWW.RAWL.COM) GALVANIZED, f DIAMETER x 3_1/2" o\ERALL LENGTH; CATALoG NUMBER: 7724, ENSURE
IHAT lHE MIN EMBEDMENT IN CONCRETE IS AT LEAST 4'.

MAILBOX CLUSTER PAD DETAIL
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FACIMS SEMEM
BK. 2022, PC- 21722

SP^CE (FUTURE)

OUTLOT'X'
796810 SF
18.29 AC

(FUTURE OEVELOPMENT)

A=11'@$
t=1s.59

4' OF 3' ROCK V
4'OF CRANUffi SURFACING

PROEfr EXISING 10, WIOE X 6'THICK
REINFORCEO CONCRf,E ML N
MODINCANONS TO THE ruL W[
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A RESOLUTION OF THE PLANNING AND ZONIN G COMMISSION
NO. PZC-24-038

WHEREAS, pursuant to the provisions of Title g, 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 Forest Place 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 one-hundred and
one (101) lots for Single Family development, one (1 ) outlot for future development, one (1) outlot
for open space, one (1) outlot for storm water detention, one (1) outlot for Parkland Dedication
and five (5) 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 Forest Place Preliminary Plat (PP-O06459-2024)
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 July 22,2024.

Tina Shaw, 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 held on July 22,
2024, by the following vote:

AYES:
NAYS:
ABSTENTIONS:
ABSENT:

ATTEST

Recording Secretary

httpsJ/wdmiowa.sharepoint.com/sites/ds/CommDev Documents/_Development Projects/High Point PR-001 81 9-2021/Subdivision/pp-006459-2024
Forest Place/SR Forest Place.docx
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