
Item 4a

CITY OF WEST DES MOINES
STAFF REPORT COMMUNICATION

Meeting Date: Ausust 12.2024

ITEM: Forest Place (formerly known as 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 101 lots for Single Family Residential
development, 4 Outlots and 5 Street Lots - High Point Group, LLC - PP-006459-2024
Continued from July 22, 2024

Resolution: Approval of Preliminary Plat

nd: 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 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 81"1Street 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.

The preliminary plat was originally brought foruvard to the Planning & Zoning Commission on July
22, 2024, however, it was deferred to a later date to allow the developer to have further
conversations with the Fire Marshal about access to the site and the allowance of building permits
to be issued for the entire development. Those conversations have taken place and are outlined
below in the "Water & Road Exfensions Before Building Permits" section.

Staff Review & Gomment:
t 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. ResidentialDrivewav Accessto S. 81st Street: 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 sfreefs." The anticipated traffic volumes, speeding of
vehicles and both horizontal and vertical curves are safety concerns. Those lots
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fronting S. 81't Street will need to implement a house &/or driveway design in such
a manner to allow drivers to utilize a fonvard movement when entering onto S. 81't
Street. The developer has indicated that as part of the sale of a lot they will raise
awareness of the foruvard 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.

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. The revised Parkland Dedication Agreement has been
signed and is proposed to be accepted by the City Council with this preliminary
plat request.

3. Trail along S. 81't Street: 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 81't Street 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 Before Buildinq 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 8l"tStreet to
S 85th Street and constructing S 85th Street south of Stagecoach Drive tying it back
into S 81't 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"1 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. Engineering Services is currently reviewing a plan that shows a
temporary access road that will provide access around the intersection of
Stagecoach Drive and S. 81st Street to provide secondary access to the Forest
Place development in the event the intersection is blocked for any
reason. Providing fire flows are adequate, the proposed temporary road meets
City of West Des Moines Engineering and Fire code requirements, is constructed,
and accepted, the Fire Marshal will allow for construction on all proposed single-
family lots within the Forest Place development.

Traffic Impact Studv Findinss: 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.
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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
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:

1. Streets:. Stagecoach Drive from S. SlstStreet to future S. 85th Streetr $. 85th Street from the north property line to S. 81st Street. S 81"1 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 & Planning 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

a
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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.

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: August 12,2024
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 otheruvise
defined in a development agreement with the City, that the applicanVdeveloper 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. 81st Street are to be a fonvard 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 foruvard movement from the lot onto S. 81't Street.

3. The applicant acknowledging that a revised Parkland Dedication Agreement and 60i40
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-001819-2021/Subdivisio nlpp-O}641g-2024
Forest Place/SR Forest Place.docx



Lead Staff Member: Brian Portz

Meetin Dates:

Staff Re Reviews

Publications Gouncil Subcommiftee Review if

Planning and Zoni ng Commission Auqust 12,2024
City Council

Planning & Zoning
Commission

X Development Coordinator (or)
n Director X Legal Department

n Director
n Appropriations/Finance

n 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
61712021,7t19t2021,
81712023,9t18t2023, &
711512024

Recommendation X Yes n No n Split
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Location Map
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Gurrent Land Use Map

Area ssulh of fufure Stagecoacfi extensisn'belween 5 El'r Slreei and S &5ft Sheet
is zuned Single Farnily Residsnlial (R-{} whhh is allffsEd in both the Detached

Residedlal and ltrlixed Residen{ial land use classificaliran
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WEST DES MOINES, IOWA

HIGH POINT GROUP, LLC
CONTACT: JAKE RIED
5205 MILLS CIVIC PARKWAY, SUITE 2OO
PH: (515) 202-5690

ENGINEER / SURVEYOR

OWNER/APPLICANT DATE OF SURVEY
JULY 29, 2022

ZONING
R-1: SINGLE-FAMILY RESIDENTIAL DISIRICT
RH-18: RESIDENTIAL HIGH DENSITY

COMPREHENSIVE LAND USE
MR - MIXED RESIDENTIAL

BULK REGULATIONS
R-1: SINGLE-FAMILY RESIDENTIAL DISTRICT

WEST DES MOINES, IOWA
BENCHMARKS
wDM BM #87
3960+ FEET }VEST OF INTERSECTION OF SOUTH 68TH STREET AND 355IH STREET
(DALLAS COUNTY), 3 FEET NORIH OF EASTAIEST FENCE, 10 FEET EAST OF
NORTH/SOUTH FENCE, ON 335IH SIREET ACROSS FROM
rHE HOUSE #3307 AND #3309.
ELEvATION=1 67.58

v,pM BM f99
410* FEET IIEST OF INTERSECTION OF S. JORDAN CREEK PARKWAY AND BOONEVILLE
ROAD, 2 FEET NOR1H OF EAST/IEST FENCE, SOUIH SIDE OF BOONEVILLE ROAD,
ELEVATION=a1.57

DEVELOPMENT SUMMARY
TOTAL AREA OF SrrE = 76,1s ACRES (3.317,089 SF)
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CIVIL DESIGN AOVANTACE
CONTACT: JARED MURRAY
4121 NW URBANDALE DRIVE
URBANDALE, IOWA 50322
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PROPERTY DESCRIPTION
IHE EAST HALF OF ]HE NORIH\IEST QUAR1ER OF SECIION 23, TOWNSHIP 78 NORTH, RANGE 26
WEST OF THE FIF]H PRINCIPAL MERIDIAN EXCEPT LOT'A'AND OUTLOT'W, FOREST POIN1E PLAT 1,

AN OFFICIAL PLAT AND EXCEPT LOT'A" LOT 1 ANO OU1LOT'2" FOREST POINIE PLAT 2, AN
OFFICIAL PLAT, ALL IN THE CITY OF \.IEST DES MOINES, DALLAS COUNTY, IOWA.
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I HEREEY CERTIFY ]HAT THIS ENGINEERING DOCUMENT WAS
PREPARED BY ME OR INDER MY DIRECT PERSONAL SUPERVSION
AND THAT I AM A DULY LICENSED PROFESSIONAL ENGINEER
UNDER THE LAM OF THE STAE OF IOWA.

o7t18t2024
JARED U. OAE

LIC€NSE NUMBER 23496
MY LICENSE RENEWAL DATE IS DECEMEER 31, 2025
PAGES OR SHEETS COWRED 8Y THIS SEAL:
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NOTES
1. ALL WA1ER WORK, PUBLIC OR PRIVAIE, SHALL BE DONE IN ACCORDANCE WTH IHE 2023 EDITION OF UEST DES

MOINES WA1ER WORKS STANDARD SPECIFICATIONS.
2. rHE GENERAL CONIRATOR SHALL BE RESPONSTBLE FOR lHE COORDTNATTON OF WORK OF ALL SUBCONTRACTOR(S)

INVOL\€D IN IHE PROJECT.
3. coNTAcT BUILDING lNsPEcTloN (515-222-3630) A MTNTMUM oF 24 HouRs rN ADVANCE FoR pRtvArE uTtLtTy

INSTALLATION INSPECTIONS.
4. NO SIRUCIURES, INCLUDING SHEDS, PLAY SIRUCTURES, DECKS, GAZEBOS, ETC. MAY BE LOCAIED WI'IHIN A

BUFFER PARK.
5. ALL CONSlRucTloN WTHIN PUBLIC R.o.W./EASEMENTS, AND/oR ANy CONNEcTtoN TO puBuc SEUERS AND

SIREETS, SHALL COMPLY WTH IHE IIEST DES MOINES STANDARD CONS]RUCTION SPECIFICATIONS FOR
SUBDIVISIONS, DSM ME]RO DESIGN STANDARDS AND VDM ADDENOUMS.

6, ALL WA1ER MAIN, SANITARY SEWER AND STORM SEWER ARE PUBLIC UNLESS OIHERWSE NOTED.
7, ALL CONNECTIONS TO THE PUBLIC SE$ERS SHALL BE CORE DRILIED.
8. AT LEAST ONE V|EEK PRIOR TO ANY CONSTRUCTION \II'THIN PUBLIC R.O.W./EASEMENTS AND/OR ANY CONNECTION

TO PUBUC SE\,IERS AND SIREETS, lHE CONIRACTOR SHALL CONTACT THE WDM ENGINEERII{G SERVICES
(222-3+75) To SCHEDULE ANy REoU|RED rNspEclloNs. R.o.w. ExcAVATToN pERMtrs cAN BE oBTA|NED AT THE
PUBLIC SERVICES FACILIIY (222-3+AO). IT IS IMPORTANT TO NOTE OTY APPR0VAL oF THIS PLAN Is SUBJECT To
lHE APPLICANT OBTAININC ALL NECESSARY EASEMENTS/AGREEMENTS AND APPLICABLE PERMITS.

9. PRIOR TO CONS]RUCTION ANY PUBUC IMPRO\€MENTS ASSOCiATED WlH I1IIS SUBDIVISiON, CONSIRUCTION PLANS
FOR SAID IMPROVEMENTS NEED TO BE SUBMITIED TO AND APPROVED BY lHE CITY ENGINEER.

10, PROPERTY OVJNER/DE\ELOPER(S) WILL BE RESPONSIBLE FOR lHE INSTALLAION OF SIDEWAIXS ADJACENT TO ALL
PUBLIC SIREETS BORDERING THE PROPERTY.

1.I. OU]LOTS ARE UNBUILDABLE ANO WI.L BE REPLATIED ONCE FUTURE DEVELOPMENT OCCURS.
12. DISCHARGES FROM DEWAIERING ACTIVITIES, INCLUDING DISCHARGES FROM DEWATERING OF'IRENCHES AND

EXCAVATIONS, ARE PROHIBI]ED UNLESS MANAGED BY APPROPRIATE CON'TROLS.
13. STABILIZATION OF DISIURBED AREAS MUST, AT A MINIMUM, BE INITIA]ED IMMEDIA]ELY WHENEVER ANY CLEARING,

GRADING, EXCAVATING OR O1HER EARIH DISTURBING ACTIVITIES HAVE PERMANEN'ILY CEASED ON ANY PORTION OF
IHE SIIE OR IEMPORARILY CEASED ON ANY PORTION OF IHE SITE AND WLL NOT RESUME FOR A PERIOD
EXCEEDINO 14 CALENDAR DAYS. IN DROUGHT-STRICKEN AREAS AND AREAS IHAT HAVE RECENTLY RECEI\€D SUCH
HIGH AMOUNTS OF RAIN 1HAT SEEDING WTH FIELD EQUIPMENT IS IMPOSSIELE AND INITIATING VEGETA]I\E
STABIUZATION IMMEDIA]ELY IS INFEASIBLE, ALTERNATI\€ STABILIZA1ION MEASURES MUST BE EMPLOYED AS
SPECIFIED BY THE DEPARTMENT. IN LIUITED CIRCUMSTANCES, STABILIZATION MAY NOT BE REOUIRED IF lHE
INTENDED FUNCTION OF A SPECIFIC AREA OF ]HE SI]E NECESSITA1ES THAT IF REMAIN DISTURBED.

14. OFF_SIIE VEHICLE TRACKING OF SEDIMENTS SHALL BE MINIMIZED.
15. BACKING ONTO STAGECOACH DRI\€, S. 851H SIREET NOR'TH OF STAGECOACH DRI\E, OR S. 81ST SIREET IS NOT

ALLOTIED.
16. ANY MODIFICATIONS TO,IHE EXISTING 10']RAIL ALONG OUTLOT'TY ANO LOTS 1I_13 AND LoTs 91_94 wLL NEED

CONNECTIONS/REPAIRS REPLACED BACK TO $EST DES MOINES CITY STANDARDS AS PART OF PLAT
IMPROVEMENTS.

17, CROSS SLOPES OF ALL TRAILS SHOULD NOT EXCEED 2%.
18, HOMES 8,OOO OROSS SOUARE FEET AND BIGGER REOUIRE FIRE SPRINKLER SYSIEMS IN ACCORDANCE WTH VEST

DES MOINES FIRE CODE AND ADDENDUMS. GROSS SOUARE FOOTAGE IS MEASURED FROM THE OUTSIDE WALL OF
IHE ENTIRE STRUCTURE AND INCLUDES ALL LEVELS OF THE HOME INCLUDING THE EARAGE, ATTACHED CANOPIES,
COVERED PORCHES AND STRUCTURES WTHIN 20 FEET-

WEST DES MOINES WATER WORKS STANDARD NOTES:
ALI- WATER WORK, PUBLIC OR PRIVAIE, SHALL BE DONE IN ACCORDANCE ITIITH WEST DES MOINES WAIER
WORKS STANDARD SPECIFICATIONS,
ANY WA'IER USE FROM A HYDRANI PUBLIC OR PRIVA]E, REOUIRES THE USE OF A l,€ST DES MOINES WATER
T'ORKS HYDRANT MEIER. CALL 515-222_3465 TO RESERVE A MEIER.
CoNIRACTOR SHALL NOTTFY WEST DES MOTNES WAIER !VoRKS (s1s-222-3465) AT LEAST ONE VEEK pRtOR
TO BUILDING CONSTRUCTION.
lHE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLIANCE IIITH IHE UEST DES MOINES WATER
v{oRKs AND THE ctws cRoss coNNEcTloN coNtRoL/coNT |NMENT pRovlstoNs.
THE GENERAL CONIRACTOR SHALL BE RESPONSIBLE FOR THE PROPER INSTALLATION OF AN APPROVED
BACKFLOW PREVENTION ASSEMBLY(ES) FOR CONTAINMENT IN ALL NEIV CONSIRUCIION. BACKFLOW
PRE\ENTION TO BE INSTALLED PER CITY OROINANCE 1297, 54_1998. CON'IRACTOR SHALL NOTIry IHEIR
pRoJEcTs uEsT DEs MorNEs WAIER woRKs ENG|NEER|NG rEcHNtclAN (s1s-222-3465) A MIN|MUM oF 24
HOURS AF]ER INSTALLAIION AND TESTING OF ALL BACKFLOIV DEVICES TO SCHEDULE FINAL INSPECTTON.
IHE GENERAL CONIRACTOR SHALL BE RESPONSIBLE FOR \GRIFYNG STATIC WAIER PRESSURE AND, $/HERE
REOUIREO BY IHE CITY OF 

'/{EST OES MOINES PLUMBING CODE, SHALL INSTALL A PRESSURE REDUCING
VALVE(S) W]H EXPANSiON TANK(S). WIERE REQUIRED, PRESSURE REDUCING VAL!€(S) AND TANK(S) SHALL
BE INSTALLED DOWNSTREAM OF THE WAIER METER(S) AND BACKFLOW PREVENTIoN ASSEMBLY(IES) SERVING
lltE sllE.

l.

+.

6.

15.5' 15-5'

I L-l JOINT

REINFORCED P.C.C. SHARED USE

6' SUBGR/qDE PREPAMTIoN 6,' REINFORCED P.C.C.

12. SUBGMDE PREPAMTION _ TWO 6. LIFTS

a0'

31.0' B-B

10.o' r 3.5' 19.5' 4.o'

10, SHARED
USE PATH

6" INTEGRAL CURB 5" INTEGRAL CURB 1.5%
_L_

FORM GRADE (FG) FORM GRADE (FG)
4,, FU]URE

SIDEWALK

NOTES:,I. TYPICAL C JOINT SPACING IS 15'

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

60'ROW

26.0' B-B

1 12.0' 4.0' 1'

6" INTEGML
CURB

6. INTEGML
CURB

1.5%

-L-
FORM CRADE (FG) FORM GRADE (FG)

4" ruTURE
SIDEWALK

4" FUTURE
SIOEWALK

NOTES:
1. TYPICAL C JOINT SPACING IS 15'

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

r 3.0'

L-1 JOINT

REINFORCED P.C.C. PAVEMENT

12" SUBGRADE PREPARATION - TWO 6" UFTS

1 5.5'

L-1 JOINT

6" REINFORCED P-C-C.

12" SUBGRADE PREPARATION - TWO 6" UFTS

70' ROW

31.0' B-B

4-0' 14.5' 4.5' 4.0'

6" TNTEGRAL cuRB 6' INTEGRAL CURB1.52 1.5%
_+_

FORM GRADE (FG)
2'

FORM GRADE (FG)4" FUTURE
SIDEWALK PEA GRAVEL PEA GMVEL

4. FUTURE
SIDEWALK

REFER TO PLAN AND PROFILE
SHEETS FOR LOCATIONS

REFER TO PLAN AND PROFILE
SHEETS FOR LOCATIONS

*l 75'

NOTES:
1. TYPICAL C JOINT SPACING IS 15'

TYPICAL SECTION. 31'B.B PCC ROADWAY
NOT TO SCALE S.85TH STREET & SUGAR CREEK DRIVE
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9

11 q roVNEED
STEEL SUSPENSION

ffi
Uf, dR8 GUARD

DOHS2'
AREA

Sfl MACNENC NE

ffi
arN0

FILlffi FERIC

TYPICI ROUNO IN[!T NLTM MICAL RECTNcIJUR INTIT RLER CilBINAIIOTI STANI.ESS $EEL ROUND INET
NGT NLE HLTERS fd NIELAST CASNNG

FOR CUnB CATCfl-lE SPEOnED V Fx tr
HOSS tr-S 8A6

s{1trrilffiffi

UOIESL

1. ru FRNTNG tS CSSnUCm f
cffiRosoN RESSTANI sIEg- (zrNc
PUTEo OR CALV NTm) Fm 7 Y€AR
TINIHUM SERUCE UFE.

2. UPil MDERINC CffFRYANON OF HE
DOI C^TOUT. PRECAST OR CASNNC
ilAKE ilD TMEL ffi DETAEO
DIMEN9Oi{I FORHS TUST BE PROVIOTD
TO CONFIGURE ND ASSBLE YOUR
CTJSTdIED ruXSTMI H[-ET FILTER.
PART NUMSER AONE IS NOT SUMOENI

J. FOR MIMN $EONCANONS ND
MAINHANCE OIDEUNES UgT
w.tNmLRs.coll

lNsTAr r Atrd:

1. REMOE CRAE

2. DRF ffXSTORU tNtlT
RLIER OIITO LOAD BURING

ALL PRODUCTS XNUFACTUPED
AY INLET ! PIPE PROTECTIEI
A DIVISION tr ADS, TNC.
WV.INLETFTLTERS.COH
(866) e87-8655 PH
<630) 55-3477 FX
IN'OETNLETFILTERS,C!f,

? I liiijir.,*"- s*.in-n-t'i

uP s cAsnNG oR
CffCR€E SIRUCruRE

J. RPUCE ffiAE

FLEXSTORM CATCH.IT FILTERS FOR
TEMPORARY INLET PROTECTION PRODUCT
SELECTION AND SPECIFICATION DRAWING
NOT TO SCALE

VARUEU (20', FOR A NoRru lO' WDE DtrCH)
SEE INSU Pru rc

CROUND @NIOUR

I.HOOK' AT ffH ilD OF N
INDMOUI SECTION OF SILT FEflCE

FffiRIC
ms sPtctNG
(s'-0' ilil.)

CROUNO UNE

Tm[
micE
(4'-0'

MISL SILT ENCE DITCH CHEC( mtil stLT ENG tN$[rlnoN oN roNcnunlu slopFs
(PW vEw)

lEtt8at_{olEg.
INSI SILT INCE rcCORDING TO ffE REOUIREMM OF
ilE PROjECT SPECIRCAI|ONS ND AT LOSNONS SHOM IN
THE COMT MUilEM OR As DIRECIEO BY THE
JURISOICTIOML ENGINEER.

MI4 SILT MCE N$ruION ON TONCruDIW SLOPES

(PmFE UEW)

WRE OR @NU TIS LINE

8'-0'sPrctNG

_l
21'

O TNSERT
(FERIC '2 

|il. OF FBRIC A ilINIMUI OF 6 IN. DEEP
uY EE FOL-om BIOW nE CROUND L|NE)

36' O coypAcr cRouNo By DRMilc [oNG E^cH stoE oF THE
SILT EilCE 6 REOURM TO SUFNCIffiLY SECURE flE
FASRIC IN IHE IRENCH TO PRMilT PUIOUT AO IOW

POST a lN DffCHES, DflAlD SILT FENCE UP SIDE SLOPE S0 ilEe 8onoil ffi noil AT ffE END oF nE mcE ls A
MINIMUM OF 2 IN. HICHER NN THE TOP OF ffE ffiCE
IN THE IOVI POII{T OF THE OfrcH.

@ sn* rm ro aE EIBEDDm 20 tN. uNus ffiEmtsE
AIOWED BY IHE JURISOICTIONI ENCINEM.

@ srcunr rop oF ENGrNtrRrNc FERtc ro *EL pffi
usrNc wRE oR psnc TlEs (50 1.s. MN.). sEE DEra6
OF 

.ATTrcHME.IT 
TO POSTS..

an^cHvff To Pos
.REOUCE POS SPrcING TO 5'-O- AT WAER
CONCEMNON ARETS, OR N REOUIRM TO
ADEOUAIELY SUPrcffi FENCE

SILT FENCE
NOT TO SCALE

4:1 SLOPE (IYP)
3:1 SLOPE (M/Or)

4:1 SLOPE
3:1 SLOPE

(r/P)
(MAX)

TYP
D[cH q

VARIES

TYPICAL SWALE SECTION
NOT TO SCALE

(i) :nmrrce Hcfr: lso FOT urNrMUil (30

- FMT FOR gNGU FAILY RESIDftNA
LOE), 0R AS $EC|FED tN nE CilnACT
DOCTJMENTS, ENCIH OF EilIRANC€ ilAY BE
INffiEASED IF SMIMB{T IRACK-OUI
occrJRs.

6$4E

STABILIZED CONSTRUCTION ENTRANCE

4" PCC

RIGHT OF WAY LINE SIDEWALK TO BE INSTALLED
BY DEVELOPER.

:-:R4:
1.52 5.OZ!

MAX
b8q

o
N THRU SIDEWALK

BACK OF OVERFLOW POINT
STATION I OCATION

CENTERLINE

STREET STATION SIDE

S. AUBURN PLACE
S. LOTUS PLACE
S. 851H SIREET

EDGEWOOD COURT

252+55.88
302+72.71
'111+95.87

408+03.79

17.02'RT
26-21'Lr
'15.50' LT
13.00'LT

TYPICAL RIGHT OF WAY GRADING AT STORM WATER
OVERFLOW POINTS
NOT TO SCALE

120'

61'B-B

18.5' 24.3' 4.O'

lO,SHARED
USE PATI{

8' II{IEGML
CURB

"/' _J

FORM CRADE (FG) 2.OZ!
nIIURE

SIDEWAIJ(2.O0'

FORM GMDE (FG) ROADWAY NOTES:

1. IYPTCAL C0 Jo|NT SPAC|NG lS 15'.

2. 1.50, CURE SECTION TO 8E REMO\IEO

BY FULL OEPT}I SAW CUl AND BD
JOINT INSTAIIED PRIOR 10 FIMIRE
STREFI WDENING.

PEA GMVEL

FUTURE FULL DEPTH SAW CUT
FOR FULL BUILD OUT
(FUTURE L-2 JOINT)

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. SUBDMIN IS NOT REOUIRED IN flLL
CONDITIONS-

TYPICAL SECTION . 6I'B.B PCC ROADWAY. STAGECOACH DRIVE
NOT TO SCALE

t
13.0'

23.5'

12-5' 12.O'

12-O'

7.O'

1

__+_4.a2_(!!L! - BUILD)

FT,ITURE

8. II'IIEGMI
CURB

\

L_2 JOINT

PA1H llTN REBTR ON 4'X4,
REINFORCED P.C,C, SHARED USE

6. SUBGRADE PREPARA1ION
t0' RETNF0RCEo P.C.C. BASKEIS

12" SUBCRADE PREPARANON - TTYO 5' LIFTS
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1e3"a. l"

4" MrN.
't0" MAx.

SW.6O4 TYPE 3A CASTING DETAIL

30"

SW.6O4 TYPE 6 CASTING DETAIL

O nrwulr RrstR rxrilflIn ts lE tlcHEs

LOCAnOit SIY-6O4 TYPE 3A GRATE

INLEI ETTVAIION

CLASS 3 RCP RISER

STANTMRD IEE
sEcnoN

8'

TYPICAL SECTION

CLAS 1 BEDDING
MA'IERIAI-

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

RISER'r,2 T

(\
AMEIER,
\R|ES) -

t

ffi5EEnmffiffimffiBmrEffiffi
Mff5*ffi3EEBEdlxnUffiFT@Hn

fiffiEffinr'#tsffi.m6rr
- E6ddE Dsarlf!ffimsFrtru ffi
@ moromucooo
fi)ru @wfrEm ffiaffirru
- MlruASEEM HtE M6IM M*M'DB
66.ME.* aFaBlltn.nru
- EffidEanEftbffimEdm

@sru MraffiFf ruftffi
@ rf nr* ffff[B

g

ww
ru

s'liltfr

utN.

'.4.

N

oc&

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

+ 1

5.00"

MIN. MIN. BROOM FINISH

5.5 X g 0.50. EXPANSION ANCHOR BOLTS
USE TEMPLATE TO ENSURE ALIGNMENT

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

SLOPE
ON ALL

SURFACE 0.25 INCH PER FOOT
SIDES FOR DRAINAGE

CBU OUILINE

e. BUTYL RUBBER PAD
(WITH METAL PEDESTAL ONLY)

MATCH EXISIING GRADE IN
PAVED AREAS

SLOPE SURFACE 0.25
INCH PER FOOT
ON ALL SIDES FOR ORAINAGE

4 RODS ON 14.00" CENTERS
MAXIMUM, EACH WAY

OPTIONAL COMPACT GRAVEL OR
CRUSHED STONE (OMIT WHERE
solrD RocK occuRs)

CBU PEOESTAL

5.5 x O 0.50" ANCHOR BOLTS

r 4.50" MtN.

MIN.

MAXIMUM FROST DEPTH

4 x 4.00" MIN.

RRM UNDISTURBED SOIL
OR WELL-COMPACTED FILL

NOTES:

1. CONCRETE SHALL HA\€ A COMPRESSIVE SIRENGI}I OF 3OOO PSI O 28 DAYS, CONTAIN 4Z MIN. _ 6Z MAX.
AIR EN'TRAINMENT AND BE PLACED Wfi A 3.50, - 4.00" SLUMP IN ACCORDANCE WlH ACI 301.

2. REINFORCING S'IEEL RODS SHALL CONFORM TO AS'II' A615, GRADE 60.
3. EXPANSION BOLTS SHALL BE EoUIVALENT TO IHE FOLLOWNC PROVIDERST

A. HILT| KWK BOLT (WWW.US.H|LII.COM) il-1/2" DTAME1ER X 5-112" OVERALL LENGfi GALVAN|ZED, CATALOC #
KB ll 12-512, STAINLESS SIEEU CATALOG llt OOO-454-744, ENSURE THAT THE MtN. EMBEDMENT tN CONCREIE
3-1 /2".

000-453-696
IS AT LEAST

B. ITW RAMSET REDHEAD TRUBOLT (WWURAMSET-REDHEAD.COM) GALVANIZED, f DIAMEIER x 7" O\€RALL LENGIH; oATALoG
NUMBER: WS-1270G, ENSURE 1HAT 'tHE MlN. EMBEDMENT lN CoNCREIE tS AT LEAST 4-118".
c. RAIIL sruD (www.RAvrL.coM) GALVAN|ZED, l" DTAMETER x 5-1/2" oVERALL LENoTH| cATALoc NUMBER: 2724, ENSURE
IHAT IHE MIN EMBEOMENT IN CONCREIE IS AT LEAST 4'.

MAILBOX CLUSTER PAD DETAIL

ffisrEtfrffid5ducMffiMEm'ffif,Effiffi
&mIS5trffimFnmwsffi6IEru

(i) qmuffimrr*tawFtr,
- F€dm m*lnxclEcfrrumDfil ffi

fi)* ffiftftftm ffiaEccn
- mruE$6*c* En mBtmG glaft62m
66.*.wE'il aEEffimfrru-? EffiC*BgdmDffiMEd

@*w Mram.*tr&fim
O rrus @&aE

@lm
rorc

S. INLFT

ilN.
N 6'

t4rclT
o.c. ffi

sEcrnd

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

yrn.@

@

ffi5IUfrffi8ftAISmmmffiEFDiftffiM
Ml$n*ffiffi868wsffigl@

ai)ffiuffiftrffixd.sD*r!
- E€dcm DstruflEGmsFmtr& ffi
@ mDrMca@s
(il* ffi*fffrEn m!ffioil
- mruasf Effi nls ffiEIpa frrAGB'FG
6ffi.ffiE9d aEBEIf,ril.nrcv mfficKlffiEmDffimffi@
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ffi6ffi

cffD

g' tNtEt

MIN.

6' 6-

,4WAToq4
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4'X4'M-G INTAKE: ST-39
NOT TO SCALE
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ffiEilff
(PUBUC)
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(TYP,)
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PROPOSEO 20'
SORM SflER

FTSEXENT
(PRN^E) -Flri

lo I
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5, TURNINC

SPACE (ruTURE)

=o

I

I
I

I

I

I

I

I

I

I

4' S|oEW LX
(FUTURE)

4- STDSU
(FUIURE)

OUTLOT'X'
796810 SF
18.29 AC

(FUIURE DEVELOPMENT)
ri

il
I

a=20"503?'
L=29,65

il

I
I

il
I

wtoE 6'
CH=2$,25

CHB=N10'ldSdU
N

l

l

TEilrcMFY ilMGENCY ACCESS.

4, OF 3' ROCK V
4. OF GMNULAR SURFACIilG

A=11"@S"

CH;19 S'
cHB=Nl5'0$6 W

18 ruRNING
SPACE (RJIURE)

PROPERTY
BOUNOARY

(m.) 10.14'

I

-------f 10'wDE X 6' I
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TURMROUNO CONCREIE TRAL TO ILOW FOR
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RA TO BE COMPLfiED PRIOR TO
THE Sffi OF NY BUIDINC PERMITS
FOR HOMES MH ORWAE CONNECIING
TO S. 8rS mEn.
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A RESOLUTION OF THE PLANNING AND ZONING COMMISSION
NO. PZC-24-038

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 droup, 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 dlpicted 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) ouflot
for open space, one (1) outlot for storm water detention, one (1) ouilot for parkland Dedjcation
and five (5) street lots to be dedicated to the city; and

WHEREAS, the Preliminary Plat complies with lowa Code Chapters 3S4 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-0}641g-2024)
subject to compliance with all the conditions of approval as stated in the staiT report, including
conditions added at the meeting, and attached hereto as Exhibit "A", if applicable.

PASSED AND ADOPTED on August 12,2024.

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 Au-gust
12,2024, by the following vote:

AYES:
NAYS:
ABSTENTIONS:
ABSENT:

ATTEST:

Recording Secretary

https://wdmiowa.sharepoint.com/sites/ds/commDev Documents/-Development Projects/High Point PR-001g.19-2021/subdivisio ntpp-oo645g-2024
Forest Place/SR_Forest Place.docx
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