
 

 

PLANNING AND ZONING COMMISSION 
Regular Meeting 
Monday, July 25, 2016 
 

Notice is hereby given that the Planning and Zoning Commission will hold a Regular Meeting at 
7:00 p.m. on Monday, July 25th, 2016, in the Council Chambers of Johnston City Hall, 6221 Merle 
Hay Road, Johnston, Iowa, to discuss the following business: 

 
AGENDA: 

1. Call to Order 

2. Roll Call 

3. Election of Officers 

4. Approval of Agenda 

5. Approval of Meeting Minutes: Regular Meeting of June 27th, 2016 

6. PZ Case No. 16-21; Crosshaven Plat 7 Final Plat: The applicant, Hubbell Properties I, 
L.L.C. (Series D and Hubbell Realty Company) is proposing to subdivide a 57.62 acre parcel 
into 71 lots, 1 street lot, and 2 outlots.  The property is zoned PUD via ordinance 782. The 
Preliminary Plat for Crosshaven Plat 7 was approved March 7th, 2016. This plat will complete 
the development of the Crosshaven development lying south of Little beaver Creek. 

7. Other Business 

8. Adjournment 

 
Next Scheduled Regular Meeting: Monday, August 8th, 2016. 

Posted on or before July 25th, 2016 at: Johnston City Hall, Johnston Public Library, Johnston Post 
Office, Johnston Public Works, Crown Point Community Center, and Johnston Website 

(http://www.cityofjohnston.com/agendacenter) 

 

http://www.cityofjohnston.com/agendacenter
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PLANNING & ZONING COMMISSION 
                             

                                                 
City of Johnston 
6221 Merle Hay Road, Johnston, IA   50131 
 

             
Minutes 
Regular Meeting: Monday, June 27, 2016 
 

AGENDA 

 
1. Call to Order  
 
Chairman Petersma called the meeting to order at 7:00 p.m. 
 
2. Roll Call 
 

 Spencer Severino Johnson Smith Pavlovec Petersma Anderson 

Present X  X  X X X 

Absent  X  X    

 
City Staff Present:   David Wilwerding, Clayton Ender, Rebekah Davis 
 
3. Approval of Agenda 
 
Petersma called for a vote to approve the agenda. 
 

 Spencer Severino Johnson Smith Pavlovec Petersma Anderson 

Aye X  X  X X X 

Nay        

Abstain        

 
4. Approval of Meeting Minutes:  Regular Meeting of June 13, 2016. 
 
Roll Call Vote: 
 

 Spencer Severino Johnson Smith Pavlovec Petersma Anderson 

Aye X  X  X X X 

Nay        

Abstain        

 
5. PZ Case No. 16-20; Elmerodo Estates Plat 4 Preliminary Plat & Final Plat: The 

applicant, Mark Shryrock, wishes to subdivide the subject property into one lot, one outlot, 
and one street lot. Proposed Lot 1 would contain the existing home on the property. 
Proposed Outlot V is intended for future development. Proposed Lot ‘A’ would be deeded to 
the City for street right of way. 

Ender presented the staff report. 
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Petersma inquired if there was an agreement binding the maintenance responsibilities for the 
remaining portion of Benton Dam and the pond to the existing property owners. Ender stated 
that the covenants of Elmerodo Estates Plat 2 places responsibility of maintenance of the 
Benton Dam and the associated pond on the property owner of Lot 10.  
 
Johnson questioned if staff plans on recommending that the dam be enhanced from a deficient 
state before Outlot V can be developed. Ender responded that staff did not believe that would 
be a requirement, but staff has reached out to the Iowa DNR to verify. 
 
Anderson inquired who currently maintains the dam and pond. Ender explained that the 
covenants of Elmerodo Estates Plat 2 places responsibility of maintenance of the dam and the 
associated pond on the property owner of Lot 10. However, there are no easements for this 
property owner to access the portions of the pond/dam to maintain it. 
 
Petersma stated that if one party disagrees to the maintenance requirements, there would be 
reason for concern considering the current condition of the dam. 
 
Johnson stated that his primary concern was the deficient condition of the dam. 
 
Petersma iterated that the details of this development’s effect on the dam will be addressed in 
more detail at the platting stage of development. 
 

Motion by Johnson, second by Spencer to approve 5. PZ Case No. 16-20; Elmerodo Estates 
Plat 4 Preliminary Plat & Final Plat, subject to the following conditions: 
 

1. The project shall be in conformance and in accordance with the requirements, standards 
and regulations of the City of Johnston, and any other requirement of state or federal law 
or administrative rule.  

2. Consideration of the Preliminary and Final Plats by the City Council shall not occur until 
such a time as the property has been rezoned to an R-1 district to ensure compliance 
with all bulk regulations.  

3. Submission of all final plat documentation to City’s Staff and Attorney, for review and 
approval, must occur seven (7) business days prior to the City Council’s regular meeting.  

4. Due to the lack of an existing maintenance agreement, the property owners of the 
proposed Lot 1 and Outlot V will have ownership/maintenance responsibilities for their 
portions of the existing dam/pond.  It is recommended that the affected parties develop a 
permanent maintenance agreement and begin to take steps to ensure that the Benton 
Dam is no longer classified as a deficient dam by the Iowa Department of Natural 
Resources. Any modifications to the dam shall be permitted and inspected by the Iowa 
DNR and should give consideration to potential future development downstream of the 
dam. 

 

Roll Call Vote: 
 

 Spencer Severino Johnson Smith Pavlovec Petersma Anderson 

Aye X  X  X X  

Nay        

Abstain        
 

6. PZ Case No. 16-07; Greenwood Hills Plat 5 Preliminary Plat: The applicant, Clarkson 
Land Company is proposing to subdivide a 5.59 acre parcel into 18 lots and 2 street lots. 
The property is zoned R-1(60), Single Family Residential. The proposed preliminary plat 
includes a proposal to utilize adjacent City owned land to accommodate stormwater 
detention requirements for the site. 

Ender presented the staff report. 



      

Page 3 of 7 

 

Anderson inquired if the City was aware of the proposed adjacent development when the land 
was purchased. Ender explained that the City was aware of the proposed development and the 
applicant had assumed that the pond was designed to accommodate the associated 
stormwater. However, the City stormwater requirement mandates that stormwater quality and 
quantity be managed on site. 
 
Petersma questioned how the amount of land purchased was determined. Ender noted that the 
applicant sold about 1.8 acres. Wilwerding clarified that staff attempted to purchase a sufficient 
amount of land to accommodate a pond, shelter and small neighborhood park. 
 
The applicant, Randy Clarkson, Clarkson Land Company, 7051 Forest Drive, stated he had 
assumed that the pond would support the stormwater from the proposed development because 
of the natural stormwater drainage pattern and the City having been informed of the proposed 
development in advance. He believes that the impact of the stormwater from this development 
will be small due to their efforts to maintain the stormwater quality and quantity on site. 
 
Melissa Hills, Civil Engineering Consultants, Inc., 400 86th Street, Suite 12, Urbandale, Iowa, 
explained that the Parks Board was very concerned with the canopy of trees that would be 
removed for the detention basin and creating a native, vegetative appearance. Thus, they have 
proposed to replace the trees on the higher ground of the berm with higher quality trees than 
are currently established.  
 
Johnson questioned if there could have been better placement for the trees. Hills clarified that 
the trees are on the higher ground, either at the top or on the backside of the berm because 
most of the trees would not thrive in excessively moist conditions. 
 
Petersma opened for public comment at 7:28 p.m. 
 
Thomas Hanson, 8801 Highland Oaks Drive, is concerned that the stormwater drainage from 
the new development will cause the pond to raise and potentially overflow. He is concerned with 
the additional traffic that would be generated from connecting Highland Oaks Drive to NW 86th 
Street. He believes that this high traffic will cause the street to be unsafe for the children in the 
neighborhood. Petersma inquired if Hanson believed that the Highland Oaks Drive connection 
to NW 86th Street would relieve some traffic for his neighbors on Long Meadow Drive. Hanson 
affirmed, however he added that the access to NW 86th Street does not appeal to him. 
 
Jordan Engbers, 8624 Long Meadow Drive, considers the Highland Oaks Drive connection to 
NW 86th Street agreeable because the 18 proposed lots would otherwise need access to access 
Long Meadow Drive which would affect his property. He is not opposed to the new 
development; however, he is concerned with the removal of the established trees on the 
neighborhood. 
 
Paul Pickart, 5604 NW 88th Street, stated that the City did not inquire if the residents in the 
neighborhood desired a park. He believes that the City owned land was established for 
stormwater retention in the pond and that park was an afterthought.  
 
Mark Hammond, 8813 Highland Oaks Drive, considers the trees are a great buffer for sound 
and light. He believes that more options need to be considered to maintain the neighborhood. 
He stated that the applicant needs to consider changing the proposed plan to use stormwater 
quantity management options on site.  
 
Chris Collinsworth, 8809 Highland Oaks Drive, stated he is concerned with the additional traffic 
produced from Highland Oaks Drive connecting to NW 86th Street. He does not agree with the 
removal of the established tree buffer. He believes that the lots would be more valuable if 
Highland Oaks Drive terminated in a cul-de-sac. He is in favor of waiving the stormwater 
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requirement because he believes that the City neglected to consider the stormwater created 
from the proposed adjacent development. 
 
Greg Votava, 8805 Highland Oaks Drive, stated he is concerned that waiving the stormwater 
requirements would set a bad precedent for future developments. He believes that the City 
should have considered the stormwater drainage from the adjacent proposed development. He 
believes having high traffic on NW 86th Street and Highland Oaks Drive could create unsafe 
conditions for children at the park. He is not opposed to the proposed development but doesn’t 
agree with the removal of established trees. 
 
Shannon Reese, 8721 Highland Oaks Drive, stated that previous developments had removed 
the trees that created a light and sound buffer in his backyard. He does not agree with the 
removal of additional trees for the detention basin. He asked how the park would be accessed 
since there are no proposed parking spaces. Petersma noted that the Commission did not have 
the Park Boards plans for the site and could not adequately answer the inquiry. Johnson 
supplemented that the proposed park will uniquely be a local park for the neighborhood, not a 
destination park.  
 
Reese added that he opposes Highland Oaks Drive connection to NW 86th Street because 
Highland Oaks Drive is not a through street. He requested the applicant attempt to spare the 
trees in the area for the sake of the aesthetic of the neighborhood. 
 
Kenneth Paulsen, 6880 NW Beaver Drive, speaking as a member of the Park Advisory Board 
explained that they were concerned that there may be other viable options that are not being 
considered and the precedent that would be set by waiving the stormwater retention 
requirement. He stated that they were inquiring as to whether the pond could effectively handle 
to stormwater from the proposed 18 additional lots. He stated that that parkland is important to 
the neighborhood and believes that removing 30 mature trees would negatively affect the 
aesthetic of the neighborhood. He questioned, with respect to the potential liability and property 
damage, if it would be legal to provide a portion of the City owned property to the applicant. 
 
Lindsey Engbers, 8624 Long Meadow Drive, stated she appreciates the mature trees in the 
neighborhood. She believes that the same high traffic that affects her street would negatively 
impact Highland Oaks Drive once it is connected to NW 86th Street. She would prefer that the 
developer consider larger lots to maintain some of the mature trees in the neighborhood. 
 
Petersma closed for the public comment session at 8:00 p.m. 
 
Petersma concluded if the intention was to develop the adjacent property, why wasn’t the pond 
created to detain the additional stormwater from the proposed development. 
 
Wilwerding responded there are currently about 150 acres that drain into this pond, yet only a 
handful of detention basins exist upstream. He noted that prior to the ponds construction there 
was significant erosion in the channel upstream impacting adjacent properties. Channel 
stabilization and water retention were required to mitigate the erosion effects downstream. The 
City accounted for drainage from existing developments rather than that of undeveloped land. It 
was assumed that all the remaining undeveloped properties would account for their own 
stormwater management on site and ultimately feed into this drainage way. The applicant 
proposes to account for all of the water quality volume or the stormwater generated from small 
storm events, with the detention basin designed to handle the flood control for the site. He 
believes that without the detention basin, the impact on the forebay and pond would not be 
significant.  
 
Petersma asked if the “wetland seeding SUDAS table” is a directed area for the water drainage. 
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Wilwerding clarified that the stormwater will naturally flow from this development to the forebay 
regardless of whether there is a detention basin. Waiving the requirement for the detention 
basin will still necessitate channel stabilization measures to prevent erosion. 
 
Spencer inquired if the detention basin could be smaller thus reducing the number of mature 
trees that would need to be removed. Hills explained that the pond is 36% smaller than 
detention basin requirements. The smaller detention basin is facilitated by bioswales in the rear 
yards and soil quality restoration. 
 
Petersma inquired if the proposed detention basin could be moved further east where there are 
fewer trees. Hills iterated that the Park Board expressly requested that the detention basin not 
to be in the area allotted for park amenities. The higher elevation prevents the park and shelter 
from experience pooling and flooding in significant rain events. Petersma stated his agreement 
with the detention basin going on City property because the stormwater will naturally drain 
across the property. However, he would rather see the City property be used for stormwater 
retention than waive the requirement. He believes that the detention basin would be best 
located to the east of the proposed location because fewer trees would need to be removed. 
 
Petersma questioned as to how strict was the detention basin location. Paulsen stated that the 
park plan is a representation of a potential park amenity use pending the availability of funding. 
He believes that this park is a benefit to the residents. He stated that there may be potential for 
a moving the proposed park amenities location.  
 
Anderson believes that there amicable solutions to solving the stormwater management 
requirements while still preserving the mature trees. She considered tabling the case for the 
applicant to review other potential solutions. The applicant stated that he would not have sold 
the property to the City if he didn’t think the pond could have accommodated the stormwater 
from the proposed development. He believes that his stormwater quality and quantity efforts 
should created grounds for an exception to the stormwater detention requirement.  
 
Wilwerding stated that by waiving the detention requirement, stormwater detention would still be 
occurring in the forebay and in the pond. The applicant would still be required to maintain water 
quality and direct the stormwater to the forebay and not to the pond. 
 
Spencer is concerned with the precedent created by waiving the stormwater requirement. 
 
Johnson inquired if it is legal to approve this stormwater proposal. Wilwerding explained that an 
easement would need to be granted. However, there are no legal hindrances prohibiting the 
waiving of all or a portion of the stormwater requirements. 
 
Anderson inquired as to what stage stormwater calculations would be determined. Wilwerding 
stated that the detention basin is off site however, the of the stormwater quality requirements 
are met on the subject property. If the easement is not granted and the stormwater 
requirements are waived, the stormwater would drain directly into the pond. 
 
Johnson inquired as to who would be responsible for maintaining the detention basin on the 
park site. Wilwerding stated that a maintenance agreement would be required from the 
homeowners association and a portion of the liability would be on the City. 
 
Pavlovec questioned what would the area look like if they were not required to have the 
detention basin. Wilwerding responded that the water level at the forebay would be elevated. 
However, the detention basin option would release the water to the forebay at a slower rate. 
 
Johnson inquired if any additional traffic control measures were proposed for the intersection of 
NW 86th Street and Long Meadow Drive. Wilwerding responded that a traffic analysis has not 
been completed at this intersection. 
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Pavlovec stated her belief that the applicant needs to reevaluate their proposed lot configuration 
to accommodate the stormwater created from the development. Spencer noted concern with the 
precedent created by waiving the strormwater requirement. Anderson agreed that this is a 
unique circumstance that would allow for a waiver of the stormwater requirement. 
 
Johnson stated opposition to waiving the stormwater requirement or creating a detention basin 
on City property. If stormwater calculations determine that the forebay can support the new 
development he would agree to waive the stormwater requirement. He is concerned that future 
developments may attempt to seek to meet stormwater requirements on city owned property. 
He believes that Highland Oaks Drive connecting to NW 86th Street will assist safety and first 
responders by creating a supplementary route. 
 
Motion by Anderson, second by Pavlovec to approve PZ Case No. 16-07; Greenwood Hills Plat 
5 Preliminary Plat, subject to the following conditions (Anderson’s motion included an 
amendment to condition # 2 from what was originally proposed by staff): 
 
The Planning & Zoning Commission recommends approval of PZ Case No. 16-07; 
Greenwood Hills Plat 5 Preliminary Plat, subject to the following conditions: 
 
1. The project shall be in conformance and in accordance with the requirements, standards 

and regulations of the City of Johnston, and any other requirement of state or federal law or 
administrative rule. 

2. The stormwater detention requirements be waived for Greenwood Hills Plat 5 subject 
to the following conditions:  

a. Confirmation on the impacts on the existing forebay and pond.  
b. The water quality volume shall be accommodated onsite.  
c. The drainage shall be directed to the forebay and not the pond or the upstream 

channel. 
3. The Preliminary Plat and Stormwater Management Report shall be amended to 

address the following items: 
a. Address all outstanding comments from Foth’s comment letter dated, June 22, 2016. 

4. Prior to City Council approval of the Construction Plans for any phase of the 
development, the following items shall be included on the Construction Plans: 

a. Final review of the location and construction methods of the off-site stormwater 
detention basin will be completed with the review of the Construction Plans. 

b. The Construction Plans shall include a landscaping plan for the replacement of any 
trees removed from City owned property. 

c. Final review of the location and construction methods of the water, sanitary sewer and 
storm sewer mains and the spacing of the fire hydrants will be completed with the 
review of the Construction Plans. 

d. Minimum protection elevations shall be provided for all lots, adjacent to drainage 
ways, detention/retention ponds or other areas where inundation is possible, such 
elevations shall be identified on the final plat(s). 

e. The Construction Plans and subsequent Final Plat(s) shall include critical spot 
elevations for all drainage ways constructed throughout the site.  As built elevations 
shall be provided for these areas prior to the City’s acceptance of public 
improvements to verify construction at the appropriate elevations.   

f. The final location of all Post Office Cluster Box Units shall be identified and the 
necessary concrete pads and sidewalk connections shall be installed with the public 
improvements.  

5. Prior to the issuance of a certificate of occupancy for any structure within the plat, the 
following items shall be completed: 

a. All structures located on lots that have a minimum protection elevations identified on 
the plat shall certify that the structure meets that elevation. 
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Roll Call Vote: 
 

 Spencer Severino Johnson Smith Pavlovec Petersma Anderson 

Aye X  X  X X X 

Nay        

Abstain        

 
7. Other Business 

8. Adjournment 
 
Meeting adjourned at 9:00 PM.  
 
   

Chair  Secretary 
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 ITEM NO. 16-21 

 

Planning and Zoning Commission 
Community Development Department 

Johnston, Iowa 

July 25, 2016 

 

SUBJECT:  Consider making a recommendation on the Final Plat 
for Crosshaven Plat 7 subdividing 57.62 acres into 71 lots, 1 street 
lot, and two outlots. The subject property is located east of NW 100

th
 

Street and south of Little Beaver Creek. 

 

  

SYNOPSIS: 

 

 

 

The applicant, Hubbell Properties I, L.L.C. (Series D and Hubbell Realty 

Company) is proposing to subdivide a 57.62 acre parcel into 71 lots, 1 

street lot, and 2 outlots.  The property is zoned PUD via ordinance 782. 

The Preliminary Plat for Crosshaven Plat 7 was approved March 7
th

, 2016. 

This plat will complete the development of the Crosshaven development 

lying south of Little beaver Creek. 

 

RECOMMENDATION: Staff recommends approval and provides the following motion for the 

Commission’s consideration: 

 

The Planning & Zoning Commission recommends approval of PZ 

Case No. 16-21, the Final Plat for Crosshaven Plat 7 with the 

following conditions: 

 

1. The project shall be in conformance and in accordance with the 

requirements, standards and regulations of the City of Johnston, and 

any other requirement of state or federal law or administrative rule. 

2. Submission of all final plat documentation to City's Staff and 

Attorney, for review and approval, must occur six (6) working days 

prior to the City Council's regular meeting. 

3. Pursuant to Chapter 180.42 of the Subdivision Regulations and 

Resolution 08-53, the applicant is responsible for participation in the 

reconstruction of NW 100th Street which may be addressed by the 

submission of a Petition and Waiver, such Petition and Wavier must 

be filed prior to the City Council’s consideration of the plat. 

4. All pedestrian trails required within the proposed residential lots shall 

be installed or bonded for prior to the City’s acceptance of the public 

improvements for each phase of the plat. 

5. Prior to City Council approval of the Final Plat, payment of the Little 

Beaver Creek Trunk Sewer Connection District Fee for the portion of 

the plat not within undevelopable outlots, which is a total of 23.11 

acres in Plat 7, shall be made.  The per acre fee is $3,450 or 

$79,729.50. 



H:\Community Development\P&Z\2016 PZ\PZ 16-21; Crosshaven Plat 7 Final Plat 

Page 2 of 7 

6. Pursuant to the PUD, a detailed management plan shall be provided 

with each plat for the outlot areas of the plat that are to be owned by a 

homeowners association, in addition, prior to City Council approval of 

the final plat, applicants shall provide a performance bond and 

maintenance bond to cover the cost of initial installation and 

maintenance to establish said areas as prairie. 

 

Prior to the issuance of a certificate of occupancy for any structure 

within the plat, the following items shall be completed: 

 

7. Pursuant to Chapter 145.05(4) the Erosion and Sediment Control 

Ordinance, an engineer’s certification shall be provided certifying the 

elevation of the all designated ditch and drainage way elevations that 

are on or immediately adjacent to the lot under construction. 

8. All structures located on lots that have a minimum protection 

elevations identified on the plat shall certify that the structure meets 

that elevation. 

 
 

Motion by   , seconded by     to recommend approval of the Final Plat for 

Crosshaven Plat 7, with noted conditions. 
 

Attachments: Final Plat prepared by McClure Engineering Company, dated July 20
th

, 2016; 

 Ordinance 782; dated October 6, 2008; and, 

PUD Master Plan prepared by McClure Engineering Company, dated April 11, 2008; 
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APPLICANT AND 

PROPERTY 

OWNERS: 

Hubbell Realty Company 

6900 Westown Parkway 

West Des Moines, IA 50266 

 

REPRESENATIVE: 

 

McClure Engineering Company 

1360 NW 121
st
 Street  

Clive, IA, 50325 

 

BACKGROUND & 

PRIOR APPROVALS: 

This property was part of the Northwest/Elmerodo Estates annexation which 

was approved by the City Council on February 19, 2008, and approved by 

the City Development Board in June 9, 2008.  The annexation was finalized 

in September 2008 when it was recorded with the Secretary of State and 

Polk County Recorder. 

 

The property was rezoned from A-R the automatic designation for annexed 

property to PUD via Ordinance 782 which was adopted by the Council on 

October 6, 2008. 

 

The original preliminary plat for the site was approved December 1, 2008. 

An amended preliminary plat for the site was approved May 5, 2014. The 

preliminary plat was amended to accommodate for a large tract of land that 

was purchased by Johnston School District. The preliminary plat for this 

area was amended for a second time on March 7, 2016 to the current 

configuration of this Final Plat. 

 

COMPREHENSIVE 

PLAN: 

The Comprehensive Plan for this area was amended in 2006.  The Plan calls 

for this area to be developed at an overall average density of 2.0 units per 

acre.  Pursuant to the Comprehensive Plan the PUD allows for a density not 

to exceed 2.06 units per acre, with the area south of Little Beaver Creek (the 

portion proposed with this plat) to have a density not to exceed 1.66 units 

per acre.  In addition, a buffer is required along the south boundary of the 

site. As proposed the total development has a gross density of 1.655 

DU/AC. 

 

ZONING & DENSITY 

& BULK 

REQUIREMENTS:  

The proposed PUD is divided into thirteen tracts.  This plat encompasses area 

within Tracts 1-8  which consists of single family residential homes and 

utilize the bulk regulations applicable to the R-1(60) zoning district as 

amended: 

 

Lot Area:  6,000 sq. ft. 

Lot Width:  60 ft. at the building setback 

Front Setback:  25 ft. for any garage; 15 feet for any porch.  

Side Yard:  5 ft.  

Rear Yard:  10 ft. 

 

In addition, at least 50% or more of the lots within tracts 1 - 8 are required to 
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be a minimum of 65 feet in width or wider.  As proposed 50.3% open space is 

provided and 61% of the lots are 65 feet wide or wider, throughout the entire 

subdivision. 

 

Lots adjacent to the 120 foot setback along the southern property border 

adjacent to Pinecrest Estates or 80 foot setback along the western border 

adjacent to NW 100
th

 Street are also required to be a minimum of 85 feet in 

width (at the building setback) and 8,500 square feet.  All of the lots meet this 

requirement. 

 

In addition, portions of the property are within the Floodway and Floodway 

Fringe Overlay Zoning Districts and will be required to meet the 

requirements of those districts in addition to the PUD requirements. 

 

TRAFFIC ACCESS & 

CIRCULATION: 

The street/lot configuration is as shown on the amended Preliminary Plat.  

Access to the site is provided by an extension of Valley Parkway. Off of this 

extension three cul-de-sacs will be constructed. Valley Parkway will terminate 

in a dead end that is envisioned to eventually be extended through to connect 

with Valley Parkway at NW 86
th

 Street. 

 

As required by the Subdivision Regulations and Resolution 08-53, the 

applicants are responsible for their share of improvements to NW 100th 

Street, either by payment, bond or petition and waiver.  With the recording of 

Crosshaven Plat 1 through 6, the applicants filed Petition and Waivers which 

allowed the per lot assessment cost to be reduced if future plats without 

frontage filed amended Petition and Waivers, this is proposed with this plat. 

 

OPEN SPACE 

AREAS: 

The open space areas will all be located in outlots which are owned and 

maintained by a homeowners association.  The PUD requires a maintenance 

plan be developed for these areas and proof of financial stability be 

provided to ensure the associations are adequately funded to support the 

ongoing care of the open space areas.  In addition, performance and 

maintenance bonds are required to be provided to ensure the areas are 

sufficiently established, all of which are required prior to City Council 

approval of the Final Plat. 

 

PARKLAND 

DEDICATION: 

As required by the PUD, the applicants are required to dedicate a minimum 

of a 3 acre park site within the development to allow for the development of 

a neighborhood park.  The applicants identified a 5.34 acre park site located 

within plat 5, which was approved and has been developed as a City Park to 

provide recreation opportunities to this portion of the community. 

 

In addition, and pursuant to the PUD Master Plan, the applicants have 

identified a significant trail system throughout the development with 

connections at NW 100
th

 Street/Valley Parkway on the west and Valley 

Parkway and the east plat boundary on the east to allow for future 
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extensions of this trail system.  The trails will be primarily on property 

owned by a homeowners association, but be located within easements and 

owned/maintained by the City.  The portions of the trail network located 

within this phase are required to be constructed with the public 

improvements. 

 

SANITARY SEWER: The City constructed the Little Beaver Creek Trunk Sewer Project which 

extended the trunk sewer from NW 86
th

 Street westerly to the subject 

property.  A service main extends off of this trunk to provide service to this 

plat. 

 

The applicant will be responsible for payment of the Little Beaver Creek 

Trunk Sewer Connection District Fee for the portion of the plat not within 

undevelopable outlots, which is a total of 23.11 acres in Plat 7.  The per acre 

fee is currently $3,450 per acre, totaling $79,729.50.  

 

WATER: City water is currently stubbed at the dead end of Valley Parkway. Water 

will be extended to this site along Valley Parkway and will branch off of the 

Valley parkway main to service the lots located along the three cul-de-sacs. 

The water main extension will be extended to the plat boundary on the east 

so that future plats to the east can have access to city water. 

 

STORMWATER 

MANAGEMENT: 

This site generally flows northerly towards the retention pond located on the 

north of this site. A forebay is being constructed for this retention pond to 

allow for water flowing into the pond from the unnamed channel to be 

treated for water quality before entering the pond.   

 

The street storm water will be collected in roadside ditches, in lieu of storm 

sewer pipe through the driveway curb cuts.  Select storm sewer is proposed 

to convey this storm water under streets, driveways, sidewalks and trails to 

other drainage ways or the pond.   

 

Minimum protection elevations and critical spot elevations of all drainage 

ways are shown for all lots as identified on the preliminary plat and/or 

construction plans.  The Building Department will require engineer’s 

certification of these MPE’s prior to issuance of occupancy permits. 
 

SIDEWALKS: Sidewalks are required throughout the site.  Due to the proposed roadside 

ditches, these sidewalks are proposed to be located in an easement just 

inside of each lot. 
 

FLOODPLAIN: Portions of this site are located within the 100 year floodplain and 500 year 

floodway fringe and as such the Floodplain and Floodway Fringe Overlay 

Districts were applied to those portions of the property.  The applicants have 

secured a Letter of Map Revision – Fill, from FEMA documenting that all 

of the proposed lots are outside of the 100 year floodplain. 
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BUILDING PERMIT 

ISSUANCE: 

Pursuant to standard city practice, the Building Department will not issue 

building permits until all major construction has been completed, the final 

plat filed and recorded and a punch list created for all outstanding items.  

Prior to acceptance of the public improvements, the Building Department 

will issue no more than two permits for the subdivision. 

 

PLAT SUMMARY: Lots: 71 

Area: 57.64 Acres 

Area of Streets: 5.81 Acres 

Other Area Dedicated: N/A 

Outlot Area:  34.53 Acres 

Net Area in Lots 17.29 Acres 

Net Average Lot Area: 10,607 Square Feet 

Length of Street: 3,290 Lineal Feet 

Length of Water Main: 3,610 Lineal Feet 

Length of Sanitary Sewer: 4,300 Lineal Feet 

Length of Storm Sewer: 2,415 Lineal Feet 

 
 

FINAL 

DOCUMENTATION: 

The following documents must be submitted for review a minimum of six 

(6) working days prior to the City Council meeting in which this item will 

be considered at: 

 

 Attorney’s Title Opinion 

 Polk County Treasurer’s Tax Certificate 

 Owner(s) Consent to Plat 

 Lender(s) Consent to Plat (if mortgage on property) 

 Warranty Deed to Street Lot 

 Groundwater Hazard Statement for Street Lot 

 Mortgagee’s Partial Release of Mortgage & Partial Subordination of 

Mortgage to Easements (if mortgage on property) 

 Easement Prohibiting Development of the Outlot Area(s) 

 Sanitary Sewer Easements 

 Storm Sewer Easements 

 Overland Flowage Easement (Lot 33) 

 15’ Public Utility and Overland Flowage Easement (Lots 31 &32) 

 Public Utility Easements 

 Stream Buffer Easement which Includes a Management Plan 

 Bike Trail Easements 

 Sidewalk Easements 

 Petition and Waiver for Improvements to NW 100
th

 Street  

 Performance Bonds for all outstanding construction items, bonds 

should be in the amount of the remaining construction costs plus ten 

percent.  A contractor or engineers estimate shall be provided to 

document remaining items and costs. 

 Maintenance bonds for all streets, underground infrastructure, trails 

and common open space areas.  Maintenance bonds shall be valid for 
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a four year period after acceptance of the public improvements. 

 Payment of the Little Beaver Creek Truck Sewer Connection Fee of 

$59,650.50. 

 Evidence of Restrictive Covenants 

 Evidence of Establishment of a Funded Home Owners Association 

with Responsibility of Maintenance and Replacement of the Facade 

on the Stream Crossing 

 Evidence of a Short and Long Term Maintenance Plan for Open 

Space Area(s) 
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