
NOTICE OF PUBLIC MEETING 

Governmental Body: Van Meter Planning and Zoning Commission 
Date of Meeting: Monday September 13th, 2021 
Time/Location of Meeting: 5:30 PM – City Hall, 310 Mill Street 

Agenda: 
1. Call to Order/Roll Call
2. Approval of Agenda
3. Approval of Minutes – 8-2-2021
4. Discussion and Action – Grand Ridge Estates Townhomes Preliminary Plat and Site Plan
5. Discussion and Action – 36093 Tabor Road Plat of Survey
6. Adjournment

Posted this 10th day of September 2021 



Meeting Minutes 
 
 
Governmental Body: Van Meter Planning and Zoning Commission 
Date of Meeting: Monday, August 2nd, 2021 
Time/Location of Meeting: 5:30 PM – 310 Mill Street 
 
Agenda: 

1. Call to Order/Roll Call 
Wahlert called the meeting to order at 5:36 
Roll was called: Harrison, Hulse, Wahlert, Akers, Bruins, DeVore, Feldman present.  
Staff present included City Administrator Kyle Michel 

2. Approval of Agenda 
Wahlert moved, supported by Feldman, to approve the agenda as published. Motion carried 
unanimously. 

3. Approval of Minutes –6-7-2021 Meeting Minutes 
Wahlert moved, supported by Akers, to approve the minutes. Motion carried unanimously.  

4. Discussion and Action: Grand Ridge Estates Plat 1 Final Plat 
Paul Clausen, CEC, was present to provide an overview of the Final Plat submittal. City Engineer 
Veenstra’s comments were included in the packet for review. 
Akers moved, supported by Feldman, to recommend approval to Council as submitted. Motion 
carried unanimously. 

5. Discussion and Action: Liberty Ready Mix Plat of Survey and Site Plan  
JD Dalton and Dan Southwick were present to present the proposed Liberty Ready Mix plant.  
City Engineer Veenstra’s comments were provided in the packet for review. 
City Administrator Michel provided additional context regarding the annexation efforts occurring 
north of the Raccoon River.  
Hulse moved, supported by Feldman, to recommend approval to City Council of the Plat of 
Survey as submitted and approval of the Site Plan subject to seeing a lighting plan and buffering 
plan for County Highway R16. Motion carried. Wahlert passed citing employment with Bishop 
Engineering, the project engineer, as a conflict.  

6. Discussion and Action: Urban Renewal Plan Amendment Re. Trindle Ridge 
City Administrator Michel introduced the proposed plan amendment and the requirement of the 
Planning & Zoning Commission to review the proposed amendment for conformance with the 
overall Urban Renewal Plan of the City of Van Meter. City Administrator Michel discussed the 
proposed public and private projects occurring as part of the Trindle Ridge development project 
and the costs associated with each. 
Akers moves, supported by Feldman, to recommend approval of the proposed Urban Renewal 
Plan Amendment to the City Council. Motion carried. Bruins no.  

7. Adjournment 
Motion by Wahlert, supported by Akers, to adjourn the meeting. Motion carried unanimously. 
The meeting was adjourned at 6:19 pm.  

 
 
  

















 

August 20, 2021 

 

ATTN:  Kyle Michel 

City Administrator 

310 Miller Street 

P.O. Box 160 

Van Meter, IA 50261 

 

RE: Grand Ridge Estates Townhomes Plat 1 – Preliminary Plat / Site Plan 

 

Dear Kyle: 

 

On behalf of Van Meter Land Company, LLC, we are submitting the revised preliminary plat / site plan in 

the City of Van Meter, Dallas County, Iowa. The submittal includes:  

 

• Revised preliminary plat / site plan 

• This response letter addressing initial review from V&K 

 

The staff comments dated August 13th have been addressed as follows: 

 

1. The submittal involves both a preliminary plat and a site plan.  The development plan is to create 

36 individual townhome lots with Outlot Z encompassing the balance of the property exclusive of 

the 36 individual townhome lots. OK 

2. The project involves 18 separate bi-attached townhome units. OK  

3. The preliminary plat indicates the existing zoning is R-3 multifamily and the proposed zoning 

would be Grand Estates PUD. OK 

4. General Note 1 on Sheet 02 indicates construction is to be in accordance with the 2021 Edition of 

SUDAS.  This note is satisfactory. OK 

5. The streets within the project are shown to be private. OK 

6. The project involves two private street approaches.  The east approach is to Josie Drive.  The 

south driveway is to Long Avenue west of Josie Drive.  The locations of the private street access 

points are satisfactory. OK 

7. The width of the streets is 24-foot back to back.  In some areas there is a rolled curb and in other 

areas a full height curb.  The rolled curb is generally used in areas where the townhome 

driveways concept to the private street. OK 

8. The site plan shows 24 additional parking stalls located in two parking areas along the east and 

west side of the central loop street.  The location of the additional parking stalls in relationship to 

the townhome units appears to be satisfactory. OK 

9. The site plan shows a 5-foot sidewalk on the west side of Josie Drive and a 5-foot sidewalk on the 

north side of Long Avenue.  The configuration of these two sidewalks appears to be satisfactory. 

OK 

10. The sidewalk at the north end of Josie Drive terminates and there is no proposed crossing of R-16 

as there is no sidewalk on the north side of R-16. OK 

11. The sidewalk at the intersection of Josie Drive and Long Avenue includes access ramps for the 

sidewalks located on the opposite side of the intersection. OK 

12. For the sidewalk on Long Avenue terminates at the west boundary for future extension as the 

property to the west develops. OK 



 

13. The site plan shows 5-foot sidewalk located along the interior streets.  Except in the area of the 

parking stalls the 5-foot sidewalk is located immediately behind the curb line. OK 

14. The interior sidewalk includes ADA ramps at several private street crossings.  Civil Engineering 

Consultants will need to review the configuration of the sidewalk ramps to ensure compliance 

with ADA from a geometric and configurational perspective. The sidewalk ramps have been 

detailed for compliance with ADA.  

15. Sanitary sewer is provided by a connection to the existing manhole on the north side of Long 

Avenue east of the new private street.  The sewer continues west to the center of the private street 

and then along the private streets.  The high point on the sewer is located at the northeast corner 

with the sewers extending from that point along the east and south legs and along the north and 

west legs to a manhole at the southwest corner of the interior loop street. OK 

16. The sanitary sewer to the southwest corner of the loop street is shown as 8-inch diameter at a 

slope of 0.60%.  This sanitary sewer is satisfactory. OK 

17. The sanitary sewers around the loop street are shown as 6-inch at a slope of 1.5% to 1.57%. OK 

18. The preliminary plat indicates the intent for the sanitary sewer to be public. OK 

19. Historically the City has required public sewers to be 8-inch diameter.  The City will need to 

decide if it will accept public 6-inch diameter sewers, if it will require the 6-inch sewer to be 

private or increased in size to 8-inch diameter to be a public sewer. The sanitary sewers have 

been revised to be 8-inch diameter.  

20. The storm sewer starts with an outlet on the west side of the private street connecting to Long 

Avenue.  The storm sewer continues northerly along the west leg of the private street, with legs 

extending north and east and north along the southerly and easterly legs of the private street. OK 

21. The preliminary plat shows the storm sewer to be public. OK 

22. The preliminary plat/site plan shows a 10-foot wide paved cunette extending along the west 

boundary of the site.  The concrete cunette flume will carry the runoff from the R-16 culvert to 

the storm sewer under Long Avenue near the southwest corner of the site. OK 

23. The discharge from the storm sewer in the project is to a 6-foot wide concrete cunette/flume that 

extends westerly to connect to the south flowing 10-foot wide concrete cunette/flume. OK 

24. The storm sewer system is designed for a 5-year recurrence interval storm. OK 

25. The design includes overflow sidewalks at critical locations to convey runoff in excess of the 

capacity of the storm sewer. OK 

26. The preliminary plat/site plan shows a loop of 8-inch water main.  The water main connects to the 

existing water main stub along the west side of Josie Drive. OK 

27. The water main includes a tapping sleeve and valve connection to the 8-inch water main located 

on the north side of Long Avenue. OK 

28. It appears the valve for the tapping sleeve and valve connection Long Avenue may be located 

near the edge of the street approach.  It would be desirable if the valve was located outside of the 

pavement.  However, the location in the pavement is acceptable as long as it is not located at the 

curb line. The proposed valve has been shown outside of the pavement.  

29. The site plan shows hydrant coverage circles.  The hydrant coverage is satisfactory. OK 

30. The internal loop of the water main includes two tee connections.  Currently valves are shown on 

the two legs of the southwest tee and one leg of the east tee.  It is recommended valves be 

provided on all three legs of the tee in order to provide enhanced isolation. Additional valves 

have been added at the tee connections.  

31. The water main is shown to be public. OK 

32. The site grading plan generally shows the site to drain from the northeast to the southwest. OK 



 

33. Based on the site grading plan there will be several locations where the water flow will be 

diagonally across the orientation of townhome units.  During the individual site development it 

will be necessary to ensure the runoff is routed around the bi-attached townhome units. OK 

34. The site plan includes minimum protection elevations (MPE) on Lots 1 through 20 and Lots 23 

through 28 located along the perimeter of the project.  No MPEs are shown on Lots 21 and 22 on 

the perimeter and Lots 29 through 36 located in the interior of the looped street. The grading 

plan and M.P.E.s have been revised.  

The writer has completed a review of the Stormwater Management Plan submitted by Civil Engineering 

Consultants.  Based on review the following is noted: 

1. The stormwater detention for the project is provided as part of the Grand Estates stormwater 

detention basin.  No additional stormwater detention is required. OK 

2. The stormwater report indicates the storm sewers are sized for a minimum of a five year recurrent 

interval storm with sump intakes designed to intercept the runoff from a 100 year storm event. 

OK 

3. The stormwater report indicates the storm sewers downstream from sump areas are sized to 

convey the runoff from a 100 year storm event. OK 

4. A review of the storm sewer sizing calculations indicates the storm sewers are adequately sized 

based on the design criteria. OK 

5. The stormwater drainage report includes sizing calculations and analysis for three “swales”, 

including the 10-foot wide cunette located along the west side of the site and smaller swales 

referred to as the east swale and south swale. OK 

Please review this information at your earliest convenience. If you have any additional comments or 

questions do not hesitate to contact us.   

 

Sincerely, 

Civil Engineering Consultants, Inc. 

 

 

 

Paul Clausen, P.E. 

Cc: Dustin Jones and Jeff Tucker 
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GENERAL NOTES 1. ALL CONSTRUCTION (PUBLIC & PRIVATE) SHALL BE IN ACCORDANCE WITH 2021 EDITION OF S.U.D.A.S. ALL CONSTRUCTION (PUBLIC & PRIVATE) SHALL BE IN ACCORDANCE WITH 2021 EDITION OF S.U.D.A.S. STANDARD SPECIFICATIONS. CONTRACTOR SHALL ARRANGE FOR TESTING AND INSPECTION AND NOTIFY FOLLOWING AT LEAST ONE WEEK PRIOR TO BEGINNING CONSTRUCTION: a. CITY OF VAN METER (515-996-2644). CITY OF VAN METER (515-996-2644). b. VAN METER LAND COMPANY, LLC (515-225-6677) VAN METER LAND COMPANY, LLC (515-225-6677) c. CIVIL ENGINEERING CONSULTANTS, INC. (515-278-4884) CIVIL ENGINEERING CONSULTANTS, INC. (515-278-4884) d. IOWA ONE-CALL IOWA ONE-CALL 2. PARKLAND DEDICATION WAS SATISFIED WITH GRAND RIDGE ESTATES PLAT 1. PARKLAND DEDICATION WAS SATISFIED WITH GRAND RIDGE ESTATES PLAT 1. 3. CONTRACTOR SHALL VERIFY LOCATION AND PROTECT ALL UTILITIES AND STRUCTURES. DAMAGE TO CONTRACTOR SHALL VERIFY LOCATION AND PROTECT ALL UTILITIES AND STRUCTURES. DAMAGE TO UTILITIES AND STRUCTURES SHALL BE REPAIRED BY CONTRACTOR AT CONTRACTOR'S EXPENSE TO SATISFACTION OF OWNER. 4. CIVIL ENGINEERING CONSULTANTS INC. IS NOT A GEOTECHNICAL ENGINEER, GEOTECHNICAL REPORT IS CIVIL ENGINEERING CONSULTANTS INC. IS NOT A GEOTECHNICAL ENGINEER, GEOTECHNICAL REPORT IS AVAILABLE BY CONTACTING ENGINEER. CONTRACTORS AND BIDDERS SHALL REFER TO AND FOLLOW RECOMMENDATIONS OF GEOTECHNICAL REPORT PREPARED BY ALLENDER BUTZKE (PN161238). 5. SOME LOTS ACCEPT DRAINAGE FROM ADJACENT PROPERTY. BUILDING ON THESE LOTS MUST TAKE INTO SOME LOTS ACCEPT DRAINAGE FROM ADJACENT PROPERTY. BUILDING ON THESE LOTS MUST TAKE INTO ACCOUNT UPSTREAM DRAINAGE.  6. CONTRACTOR SHALL BE RESPONSIBLE FOR RECORDING AS-BUILT LOCATIONS OF UTILITY SERVICES. CONTRACTOR SHALL BE RESPONSIBLE FOR RECORDING AS-BUILT LOCATIONS OF UTILITY SERVICES. 7. ALL UTILITIES INDICATED ON PLAT ARE PUBLIC UNLESS OTHERWISE NOTED. ALL UTILITIES INDICATED ON PLAT ARE PUBLIC UNLESS OTHERWISE NOTED. 8. LOCATION OF EXISTING FACILITIES AND APPURTENANCES SHOWN ON PLAN ARE BASED ON AVAILABLE LOCATION OF EXISTING FACILITIES AND APPURTENANCES SHOWN ON PLAN ARE BASED ON AVAILABLE INFORMATION WITHOUT UNCOVERING AND MEASURING TO DETERMINE EXACT FACILITIES LOCATIONS. CIVIL ENGINEERING CONSULTANTS, INC. DOES NOT GUARANTEE LOCATION OF EXISTING FACILITIES AS SHOWN, OR THAT ALL EXISTING FACILITIES ARE SHOWN. IT IS CONTRACTOR'S RESPONSIBILITY TO CONTACT ALL PUBLIC AND PRIVATE UTILITY PROVIDERS SERVING AREA, AND IOWA ONE CALL, TO DETERMINE EXTENT AND PRECISE LOCATION OF EXISTING FACILITIES BEFORE CONSTRUCTION BEGINS. 9. CONTRACTOR SHALL PROTECT EXISTING ON-SITE FACILITIES FROM DAMAGE RESULTING FROM CONTRACTOR SHALL PROTECT EXISTING ON-SITE FACILITIES FROM DAMAGE RESULTING FROM CONTRACTOR'S WORK. IF DAMAGE, BREAKAGE, INTERRUPTION OF SERVICE, ETC. OF EXISTING FACILITIES DOES OCCUR CONTRACTOR SHALL IMMEDIATELY CONTACT UTILITY'S OWNER. 10. CONTRACTOR SHALL BE RESPONSIBLE FOR REPAIRING ANY FARM TILE DAMAGE DURING CONSTRUCTION CONTRACTOR SHALL BE RESPONSIBLE FOR REPAIRING ANY FARM TILE DAMAGE DURING CONSTRUCTION AND RECORDING LOCATION OF TILE. CONTRACTOR SHALL RECONNECT ALL FIELD TILE INTERCEPTED DURING CONSTRUCTION. 11. ANY CHANGES TO CONSTRUCTION DRAWINGS DURING CONSTRUCTION SHALL BE APPROVED IN WRITING ANY CHANGES TO CONSTRUCTION DRAWINGS DURING CONSTRUCTION SHALL BE APPROVED IN WRITING BY CITY OF VAN METER PUBLIC WORKS DEPARTMENT. 12. CONTRACTOR IS RESPONSIBLE FOR ANY CHANGES MADE DURING CONSTRUCTION THAT HAVE NOT BEEN CONTRACTOR IS RESPONSIBLE FOR ANY CHANGES MADE DURING CONSTRUCTION THAT HAVE NOT BEEN APPROVED IN WRITING BY CITY OF VAN METER PUBLIC WORKS DEPARTMENT. 13. CONTRACTOR SHALL NOTIFY CITY OF VAN METER PUBLIC WORKS DEPARTMENT 48-HOURS IN ADVANCE CONTRACTOR SHALL NOTIFY CITY OF VAN METER PUBLIC WORKS DEPARTMENT 48-HOURS IN ADVANCE OF ANY WORK BEING PERFORMED ON HOLIDAY OR WEEKEND. 14. ALL CONSTRUCTION STAKING SHALL BE PERFORMED BY LICENSED ENGINEER OR LAND SURVEYOR. ALL CONSTRUCTION STAKING SHALL BE PERFORMED BY LICENSED ENGINEER OR LAND SURVEYOR. 15. ALL WORK SHALL BE CONDUCTED IN ACCORDANCE WITH OSHA CODES AND STANDARDS. NOTHING ALL WORK SHALL BE CONDUCTED IN ACCORDANCE WITH OSHA CODES AND STANDARDS. NOTHING INDICATED ON PLANS SHALL RELIEVE CONTRACTOR FROM COMPLYING WITH ALL APPLICABLE SAFETY REGULATIONS. 16. CONTRACTOR SHALL CONDUCT CLEAN-UP, SURFACE RESTORATION, AND SURFACE REPLACEMENT CONTRACTOR SHALL CONDUCT CLEAN-UP, SURFACE RESTORATION, AND SURFACE REPLACEMENT ACTIVITIES AS CONSTRUCTION PROGRESSES. ALL DEBRIS SPILLED ON R.O.W. OR ON ADJACENT PROPERTY SHALL BE PICKED UP BY CONTRACTOR AT END OF EACH DAY. 17. IF DISCREPANCY EXISTS BETWEEN DETAILED PLANS AND QUANTITIES, PLANS SHALL GOVERN. IF DISCREPANCY EXISTS BETWEEN DETAILED PLANS AND QUANTITIES, PLANS SHALL GOVERN. 18. LOCATIONS OF ALL UTILITY SERVICES SHALL BE CLEARLY MARKED AND LOCATION INFORMATION LOCATIONS OF ALL UTILITY SERVICES SHALL BE CLEARLY MARKED AND LOCATION INFORMATION SHALL BE GIVEN TO CITY OF VAN METER.  19. ALL STATIONING IS BASED ON STREET CENTERLINE MEASUREMENT AND SPECIFICATIONS.ALL STATIONING IS BASED ON STREET CENTERLINE MEASUREMENT AND SPECIFICATIONS.
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SANITARY NOTES 1. CASTING TYPES ARE FROM S.U.D.A.S. SPECS. CASTING TYPES ARE FROM S.U.D.A.S. SPECS. 2. CONTRACTOR SHALL BE RESPONSIBLE FOR RECORDING AS-BUILT LOCATIONS OF ALL SANITARY CONTRACTOR SHALL BE RESPONSIBLE FOR RECORDING AS-BUILT LOCATIONS OF ALL SANITARY SEWER SERVICES & PROVIDING THIS INFORMATION TO ENGINEER AND CITY OF VAN METER. 3. CONTRACTOR SHALL CLEAN AND VIDEO TAPE SANITARY SEWER AT PROJECT COMPLETION. COPY OF CONTRACTOR SHALL CLEAN AND VIDEO TAPE SANITARY SEWER AT PROJECT COMPLETION. COPY OF VIDEO SHALL BE PROVIDED TO CITY OF VAN METER PUBLIC WORKS DEPARTMENT. 4. ALL MANHOLES TO HAVE I&I BARRIERS. ALL MANHOLES TO HAVE I&I BARRIERS. 5. ALL MANHOLES AND MANHOLE CASTINGS MUST BE ROTATED AS REQUIRED TO AVOID MANHOLE ALL MANHOLES AND MANHOLE CASTINGS MUST BE ROTATED AS REQUIRED TO AVOID MANHOLE CONFLICTS WITH SIDEWALKS.
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PAVING NOTES 1. ALL ELEVATIONS ARE PROPOSED FINISHED GRADE AT CENTERLINE UNLESS OTHERWISE NOTED.  ALL ELEVATIONS ARE PROPOSED FINISHED GRADE AT CENTERLINE UNLESS OTHERWISE NOTED.  2. ALL STREETS SHALL HAVE 6-INCH CURBS UNLESS NOTED OTHERWISE.  ALL STREETS SHALL HAVE 6-INCH CURBS UNLESS NOTED OTHERWISE.  3. PROVIDE CURB DROPS FOR SIDEWALKS AT INTERSECTIONS. PROVIDE CURB DROPS FOR SIDEWALKS AT INTERSECTIONS. 4. CONTRACTOR SHALL FOLLOW PAVEMENT RECOMMENDATIONS OF GEOTECHNICAL REPORT PREPARED BY CONTRACTOR SHALL FOLLOW PAVEMENT RECOMMENDATIONS OF GEOTECHNICAL REPORT PREPARED BY MENDATIONS OF GEOTECHNICAL REPORT PREPARED BY ALLENDER BUTZKE (PN161238).  .  5. CITY OF VAN METER SHALL BE NOTIFIED OF ALL SUBGRADE TREATMENTS PRIOR TO USE. CITY OF VAN METER SHALL BE NOTIFIED OF ALL SUBGRADE TREATMENTS PRIOR TO USE. 6. SPECIAL CARE IS REQUIRED IN AREAS OF FILL TO MINIMIZE THE AMOUNT OF SETTLEMENT AND POTENTIAL SPECIAL CARE IS REQUIRED IN AREAS OF FILL TO MINIMIZE THE AMOUNT OF SETTLEMENT AND POTENTIAL FOR CRACKING.
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STORM NOTES 1. PROVIDE APRON GUARDS & CONCRETE FOOTINGS ON ALL FLARED END SECTIONS. CONTRACTOR SHALL PROVIDE APRON GUARDS & CONCRETE FOOTINGS ON ALL FLARED END SECTIONS. CONTRACTOR SHALL TIE LAST THREE PIPE JOINTS AT FLARED END SECTION. 2. ALL STORM SEWER ARE TO BE CLEANED AND VIDEO TAPED UPON COMPLETION. COPY OF VIDEO SHALL ALL STORM SEWER ARE TO BE CLEANED AND VIDEO TAPED UPON COMPLETION. COPY OF VIDEO SHALL BE PROVIDED TO CITY OF VAN METER PUBLIC WORKS DEPARTMENT. 3. CONTRACTOR SHALL BE RESPONSIBLE FOR RECORDING AS-BUILT LOCATIONS OF ALL STORM SEWER CONTRACTOR SHALL BE RESPONSIBLE FOR RECORDING AS-BUILT LOCATIONS OF ALL STORM SEWER SERVICES & PROVIDING THIS INFORMATION TO ENGINEER. 4. SUMP SERVICE LINES WILL BE CONNECTED TO STORM SEWER, NOT SUB-DRAIN LINES. SUMP SERVICE LINES WILL BE CONNECTED TO STORM SEWER, NOT SUB-DRAIN LINES. 5. ALL PRIVATE INFRASTRUCTURE SHALL BE OWNED AND MAINTAINED BY OWNER. ALL PRIVATE INFRASTRUCTURE SHALL BE OWNED AND MAINTAINED BY OWNER. 6. STORM SEWER SHALL BE OPEN JOINTED.STORM SEWER SHALL BE OPEN JOINTED.

AutoCAD SHX Text
WATER NOTES 1. PIPE MATERIALS: AWWA C900 DR - 18 PVC INSTALL NO. 10 THHN STANDARD COPPER TRACER WIRE TO PIPE MATERIALS: AWWA C900 DR - 18 PVC INSTALL NO. 10 THHN STANDARD COPPER TRACER WIRE TO SURFACE AT FIRE HYDRANTS. 2. CONTRACTOR SHALL PROTECT AND BACKFILL AROUND ALL UTILITIES AND STRUCTURES.  BACKFILL CONTRACTOR SHALL PROTECT AND BACKFILL AROUND ALL UTILITIES AND STRUCTURES.  BACKFILL SHALL BE IN 6-INCH LIFTS AND COMPACTED TO 95% STANDARD PROCTOR DENSITY, AT 0% TO +4% OPTIMUM MOISTURE CONTENT. 3. HYDRANTS, MANHOLE COVERS  AND VALVE BOXES SHALL BE SET TO CONFORM TO FINISHED GRADE HYDRANTS, MANHOLE COVERS  AND VALVE BOXES SHALL BE SET TO CONFORM TO FINISHED GRADE ELEVATIONS. 4. SERVICES TO BE 1-INCH NON-METALLIC AND SHALL BE BORED WHEN FEASIBLE, STOP BOXES TO BE SERVICES TO BE 1-INCH NON-METALLIC AND SHALL BE BORED WHEN FEASIBLE, STOP BOXES TO BE FORD BALL VALVE TYPE CURB STOPS. 5. CONTRACTOR SHALL BE RESPONSIBLE FOR RECORDING AS-BUILT LOCATION OF ALL WATER SERVICES CONTRACTOR SHALL BE RESPONSIBLE FOR RECORDING AS-BUILT LOCATION OF ALL WATER SERVICES AND PROVIDING THIS INFORMATION TO ENGINEER AND CITY OF VAN METER.  6. HYDRANTS SHALL BE SET NOT MORE THAN 4 FEET FROM CENTER OF WATER MAIN.  HYDRANTS SHALL BE SET NOT MORE THAN 4 FEET FROM CENTER OF WATER MAIN.  7. AN APPROVED SADDLE SHALL BE USED FOR ALL WATER SERVICE TAPS. AN APPROVED SADDLE SHALL BE USED FOR ALL WATER SERVICE TAPS. 8. VALVES SHALL BE CLOW RW GATE. VALVES SHALL BE CLOW RW GATE. 9. CURB STOPS SHALL BE LOCATED NO FARTHER THAN 10" INSIDE R.O.W. FROM PROPERTY LINE. UNDER NO CURB STOPS SHALL BE LOCATED NO FARTHER THAN 10" INSIDE R.O.W. FROM PROPERTY LINE. UNDER NO CIRCUMSTANCES SHALL THEY BE LOCATED IN SIDEWALK. 10. ALL SERVICE LINES SHALL BE TESTED WITH WATER MAIN. ALL SERVICE LINES SHALL BE TESTED WITH WATER MAIN. 11. WHERE SEWERS CROSS OVER OR LESS THAN 18-INCHES BELOW WATER MAIN: WHERE SEWERS CROSS OVER OR LESS THAN 18-INCHES BELOW WATER MAIN: a. STORM SEWERS: FLEXIBLE O-RING-GASKET JOINTS RATED AT 13 PSI OR GREATER SHALL BE UTILIZED STORM SEWERS: FLEXIBLE O-RING-GASKET JOINTS RATED AT 13 PSI OR GREATER SHALL BE UTILIZED UNTIL NORMAL DISTANCE FROM SEWER TO WATER MAIN IS 10' MIN. b. ONE FULL LENGTH OF WATER MAIN SHALL BE LOCATED SO THAT BOTH JOINTS AREA AS FAR AS ONE FULL LENGTH OF WATER MAIN SHALL BE LOCATED SO THAT BOTH JOINTS AREA AS FAR AS POSSIBLE FROM SEWER. c. SEWER MUST BE ADEQUATELY SUPPORTED. SEWER MUST BE ADEQUATELY SUPPORTED. d. LOW PERMEABLE SOIL SHALL BE USED FRO BACKFILL WITHIN 10' OF POINT OF CROSSING. LOW PERMEABLE SOIL SHALL BE USED FRO BACKFILL WITHIN 10' OF POINT OF CROSSING. e. SANITARY SEWERS SHALL BE CONSTRUCTED OF WATER MAIN MATERIAL FOR 20' CENTERED ON SANITARY SEWERS SHALL BE CONSTRUCTED OF WATER MAIN MATERIAL FOR 20' CENTERED ON WATER MAIN. 12. ALL STORM SEWER CROSSING ABOVE WATER MAIN WILL NEED TO INSTALL O-RING JOINT PIPE FOR 20' ALL STORM SEWER CROSSING ABOVE WATER MAIN WILL NEED TO INSTALL O-RING JOINT PIPE FOR 20' CENTERED OVER WATER MAIN.  13. SPECIAL CARE MUST BE USED TO AVOID AIR ENTRAPMENT AT AREA WHERE WATER MAIN DIPS.SPECIAL CARE MUST BE USED TO AVOID AIR ENTRAPMENT AT AREA WHERE WATER MAIN DIPS.
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1. Site Characteristics 

a. Pre-developed Conditions 

Grand Estates Plat 1 Lot 83 is a 4.87 acre site located on the east side of Grand Estates 

Plat 1 in Van Meter, Iowa. The entire pre-developed site drains to the existing Grand 

Estates Plat 1 Wet Bottom Basin. The soils predominantly consist of Sharpsburg silty 

clay loam with slopes between 2% to 9%. The soils are classified as Hydrologic Soils 

Group C. Hydrologic soils group C soils have a low infiltration rate when thoroughly wet 

with a slow rate of water transmission. The USDA Hydrologic Soils Report may be 

found in the Appendix.  

 

b. Post-development Conditions 

The Grand Estates Plat 1 Lot 83 project will consist of the development of 36 townhouse 

lots. The proposed conditions are assumed to have soils classified as Hydrologic Soils 

Group C. Stormwater from the proposed development will be conveyed to the existing 

Grand Estates Plat 1 Wet Bottom Basin. Stormwater detention will also be provided by 

the Grand Estates Plat 1 Wet Bottom Basin. 

 

c. Contributing Off-site Drainage 

There is 6.65 acres of agricultural land which drains to the proposed site. This area will 

be routed through the North Swale to the existing Grand Estates Plat 1 Wet Bottom Basin 

and be treated as pass-thru. 

 

d. Stormwater Detention 

There will be no stormwater treatment on site. Stormwater detention is provided by the 

Grand Estates Plat 1 Wet Bottom Basin. The Grand Estates Plat 1 Wet Bottom Basin was 

sized to detain for the entire 4.87 acre of Grand Estates Plat 1 Lot 83 developed as a 

multi-family residential site, in addition to the entire 6.64 acre Offsite East area. 

 

e. Floodways, Floodplains and Wetlands 

See Appendix for the Wetlands map and FIRM Panel Number 19049C0340F, effective 

date December 7, 2018.  
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2. Stormwater Conveyance Design 

1) Design Information References 

i. The Rational Method was used to determine design flows.  Manning’s Equation 

was used to determine pipe capacities.   

ii. Intakes were located to provide bypass flows below the maximum 50% bypass 

flow for the 5-year event.  (See Figure 5.1 Storm Sewer Intake Calculations) 

iii. Low point intakes were designed to intercept the 100-year storm event. Pipes 

downstream from low point intakes were designed to convey 100-year flows. 

iv. Cleansing velocities within storm sewer pipes were calculated using ½ full pipes.  
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2) Storm Sewer 

a. Intake Calculations 

 

  

Storm Sewer Calculations for Grand Estates Plat 1 Lot 83

* LP or CG= intake is at a low point or continuous grade LP=0 CG=1 FES=3

n = 0.016 Broom Finish Concrete (typical for most streets)

A B D E F G H I J K L M N O O P W X Y Z AA AB AC AD AE AF AG AH AI

DRAINAGE AREA Area I5 I10 I100 c5 c10 c100 Q5 Q10 Q100 q5 + q10 + q100 + * INT. Qi5 Qi10 Qi100 d5 d10 d100 Qb5 Qb10 Qb100 %Capture %Capture %Capture Bypasses

IDENTIFIER (in/hr) (in/hr) (in/hr) (cfs) (cfs) (cfs) bypass bypass bypass CG Type (cfs) (cfs) (cfs) ft ft (ft) (cfs) (cfs) (cfs) 5Yr 10Yr 100Yr To

(ac) LP SW- Intake

EAST SWALE 0.23 4.12 4.82 7.44 0.55 0.60 0.70 0.52 0.67 1.20 0.52 0.67 1.20 3 FES 0.52 0.67 1.20 NA NA NA 0.00 0.00 0.00 100% 100% 100% NA

SOUTH SWALE 0.11 4.12 4.82 7.44 0.55 0.60 0.70 0.25 0.32 0.57 0.25 0.32 0.57 3 FES 0.25 0.32 0.57 NA NA NA 0.00 0.00 0.00 100% 100% 100% NA

ST 713 0.30 4.12 4.82 7.44 0.55 0.60 0.70 0.68 0.87 1.56 0.68 0.87 1.56 0 TYPE 4A 18 0.68 0.87 1.56 0.15 0.18 0.27 0.00 0.00 0.00 100% 100% 100% LP

ST 712 0.25 4.12 4.82 7.44 0.55 0.60 0.70 0.57 0.72 1.30 0.57 0.72 1.30 1 501 0.49 0.60 0.92 0.10 0.11 0.13 0.08 0.12 0.38 86% 84% 71% ST 708

ST 711 0.15 4.12 4.82 7.44 0.55 0.60 0.70 0.34 0.43 0.78 0.34 0.43 0.78 1 501 0.31 0.39 0.58 0.08 0.09 0.12 0.03 0.05 0.20 92% 89% 74% ST 708

ST 708 0.64 4.12 4.82 7.44 0.55 0.60 0.70 1.45 1.85 3.33 1.55 2.02 3.92 1 501 1.22 1.58 2.77 0.13 0.13 0.13 0.33 0.43 1.15 78% 78% 71% ST 702

ST 707 0.00 4.12 4.82 7.44 0.55 0.60 0.70 0.00 0.00 0.00 0.06 0.06 0.06 1 501 0.06 0.06 0.05 0.04 0.04 0.04 0.00 0.00 0.01 100% 100% 90% MH

ST 706 0.43 4.12 4.82 7.44 0.55 0.60 0.70 0.97 1.24 2.24 0.97 1.24 2.24 1 501 0.78 0.98 1.58 0.13 0.13 0.13 0.20 0.27 0.66 80% 78% 71% ST 705

ST 705 0.51 4.12 4.82 7.44 0.55 0.60 0.70 1.16 1.47 2.66 1.35 1.74 3.31 1 501 1.06 1.37 2.34 0.13 0.13 0.13 0.29 0.38 0.97 78% 78% 71% ST 702

ST 703 0.04 4.12 4.82 7.44 0.55 0.60 0.70 0.09 0.12 0.21 0.09 0.12 0.21 1 501 0.09 0.11 0.18 0.05 0.06 0.07 0.00 0.00 0.03 99% 99% 86% OFFSITE

ST 702 0.65 4.12 4.82 7.44 0.55 0.60 0.70 1.47 1.88 3.39 2.10 2.69 5.51 1 501 1.65 2.11 3.89 0.13 0.13 0.13 0.45 0.58 1.62 78% 78% 71% OFFSITE

INTAKE CHART
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b. Pipe Calculations  

 

 

Structure to Structure Cumm Cumm Cumm DESIGN Min 8"

 Q5pipe cfs  Q10pipe cfs  Q100pipe cfs STORM

24 21 18 15 12 8

PIPE SIZE 

(inches)

SLOPE 

(%)

PIPE CAPACITY 

(cfs)

1/2 FULL PIPE 

VELOCITY (FPS)

ST 713 to ST 712 0.68 0.87 1.56  Q5pipe cfs 0.00% 0.00% 0.00% 0.01% 0.04% 0.15% 8 1.75% 2.48 6.61

ST 712 to ST 710 1.17 1.47 2.48  Q5pipe cfs 0.00% 0.01% 0.01% 0.03% 0.11% 0.45% 15 1.75% 9.19 6.96

ST 711 to ST 710 0.31 0.39 0.58  Q5pipe cfs 0.00% 0.00% 0.00% 0.00% 0.01% 0.03% 15 4.50% 14.74 11.17

ST 710 to ST 709 1.48 1.86 3.06  Q5pipe cfs 0.00% 0.01% 0.02% 0.05% 0.17% 0.72% 15 2.50% 10.99 8.32

ST 709 to ST 708 1.48 1.86 3.06  Q5pipe cfs 0.00% 0.01% 0.02% 0.05% 0.17% 0.72% 15 1.75% 9.19 6.96

ST 708 to ST 704 2.70 3.44 5.83  Q5pipe cfs 0.01% 0.03% 0.07% 0.17% 0.57% 2.38% 15 1.00% 6.95 5.26

ST 707 to ST 706 0.06 0.06 0.05  Q5pipe cfs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 15 2.00% 9.83 7.44

ST 706 to ST 705 0.84 1.04 1.64  Q5pipe cfs 0.00% 0.00% 0.01% 0.02% 0.05% 0.23% 15 2.00% 9.83 7.44

ST 705 to ST 704 1.90 2.40 3.98  Q5pipe cfs 0.01% 0.01% 0.03% 0.09% 0.28% 1.18% 15 1.75% 9.19 6.96

ST 704 to ST 703 4.60 5.84 9.80  Q5pipe cfs 0.04% 0.08% 0.19% 0.50% 1.66% 6.91% 15 1.00% 6.95 5.26

ST 703 to ST 702 4.69 5.96 9.98  Q5pipe cfs 0.04% 0.09% 0.20% 0.52% 1.72% 7.18% 18 1.00% 11.30 5.94

ST 702 to ST 701 6.34 8.07 13.87  Q5pipe cfs 0.08% 0.16% 0.36% 0.96% 3.15% 13.11% 18 0.50% 7.99 4.20

PIPE CHART

PIPE DESIGN

(All Minimum Pipe Slopes are based on using RCP)

MINIMUM PIPE SIZE (INCHES)

AND SLOPE (%)
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c. Swale Calculations  
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3. Energy Dissipation Design 

The soils predominantly consist of Sharpsburg silty clay loam with slopes between 2% to 9. The 

soils are classified as Hydrologic Soils Group C. Hydrologic soils group C soils have a low 

infiltration rate when thoroughly wet with a slow rate of water transmission. Flared end section 

discharging stormwater will have rip rap to dissipate the energy of the water flowing into adjacent 

waterways. 

 

Existing FES from Offsite East: 

 Use 24” RCP @ 1.00%,  Release Q100 = 21.87 cfs  Pipe V100 = 7.0 ft/s 

A 20’ long x 18" deep apron (31 tons) of class 'E' riprap will be placed to prevent erosion. Refer 

to Figure 7E-10.04:  Design of Outlet Protection, Maximum Tailwater Condition, see appendix. 
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Chapter 7 - Erosion and Sediment Control Section 7E-10 - Rip Rap 
8 Revised: 2013 Edition  

Figure 7E-10.04: Design of Outlet Protection, Maximum Tailwater Condition  
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4. Permits 
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5. Appendix 
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a. Drainage Maps 
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b. Web Soils Soil Report 
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c. Wetlands 
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d. FEMA Flood Map 

 

 

 

















BUILDING

BUILDING

GRAVEL AND
CONRETE DRIVE

CONCRETE

OWNER: TARA DUDLEY

OWNER: TAMARA LIVING
TRUST CROSS

OWNER: BARBARA A
& ASMAN RUSSEL

OWNER: BRODIE SCOTT
& RACHEL LANNE OVERTON

OWNER: C W & B
BUILDERS LLC

OWNER: MARK A THOMPSON

OWNER: KLAY &
PERERA KANE

OWNER: MITCHELL
CORBETT OWNER: BEN NORDMAN OWNER: KIMBERLEY BAER OWNER: KIMBERLEY BAER OWNER: RYAN CHAPMAN OWNER: NICHOLAS

HARSHFIELD
OWNER: ELIA
GRETHEN

OWNER: HICKORY LODGE
HOLDINGS LLC OWNER: GARY D MATT

147.9'

54
8.0

3'

TA
BO

R 
RO

AD

171.48'

PROPERTY DESCRIPTION:
(TYPE DEED BOOK XXXX, PAGE XXXX)
XXXXXX
XXXXXX
XXXXXX

SUBJECT TO AND TOGETHER WITH ANY AND ALL
EASEMENTS AND RESTRICTIONS OF RECORD.

SAID TRACT CONTAINS 113.49 ACRES (4,944,049
SQUARE FEET)

OWNER:
36093 TABOR ROAD
VAN METER, IOWA 50261

PREPARED FOR:
WAYNE AND MARCIA LACOX

PREPARED BY:
LARRY HYLER PLS
BISHOP ENGINEERING
3501 104TH ST
URBANDALE, IA 50322

LEGEND:
PROPERTY CORNER - FOUND AS NOTED

PROPERTY CORNER- PLACED 3/4" IRON PIPE
WITH YELLOW PLASTIC CAP ID # 14775
OR AS NOTED

SECTION CORNER - FOUND AS NOTED

 M MEASURED DISTANCE

 (  ) PREVIOUSLY RECORDED

ROW RIGHT OF WAY

POC POINT OF COMMENCEMENT

POB POINT OF BEGINNING

YPC YELLOW PLASTIC CAP

PRELIMINARY

GRAPHIC SCALE
0120 60 120

SCALE:1"= 120'

1 OF 1

NOTE:
1. SURVEY WAS PERFORMED WITHOUT THE BENEFIT OF A

TITLE OPINION. EASEMENTS MAY EXIST THAT ARE
NOT SHOWN.

2. BASIS OF BEARING OBTAINED FROM GPS
OBSERVATIONS, DATUM = NAD 83, IOWA SOUTH

35
01

 1
04

th
 S

tr
ee

t
D

es
 M

oi
ne

s,
 Io

w
a 

 5
03

22
-3

82
5

Ph
on

e:
 (5

15
)2

76
-0

46
7 

 F
ax

: (
51

5)
27

6-
02

17

"P
la

nn
in

g 
Yo

ur
 S

uc
ce

ss
fu

l  
D

ev
el

op
m

en
t"

B
is

h
o

p
 E

n
g

in
e
e
ri

n
g

C
iv

il 
En

gi
ne

er
in

g 
&

 L
an

d 
Su

rv
ey

in
g 

   
   

  E
st

ab
lis

he
d 

19
59

36
09

3 
TA

BO
R

 R
O

AD
VA

N
 M

ET
ER

, I
O

W
A 

50
26

1

P
L

A
T

 O
F

 S
U

R
V

E
Y

210391

1 OF 1

INDEX LEGEND
Location: NW 1/4 Section 36-T78N-R27W Dallas County, Iowa

& SW 1/4  Section 25-T78N-R27W
Owner : Wayne and  Marcia Lacox
Surveyor: Larry D Hyler, PLS
Company: Bishop  Engineering, 3501 104th St.

Urbandale, Ia 50322   (Ph) 515-276-0467
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