From:  Maggie Murray, Planning & Community Development Director
To: Planning & Zoning Commission

Subject: Quail Run Phase 2 Preliminary Plat Review

Action: For P&Z recommendation on June 11, 2020

Brief History

For review by the Planning and Zoning Commission is recommended approval of the Quail Run Phase
2 Preliminary Plat. The preliminary plat developer is Quail Run LLC. The plat was submitted by Snyder
& Associates. This preliminary plat area will look to create 157 lots to be used for single-family detached
development. This preliminary plat will also look to establish Outlot Z to be used for future commercial
use and Outlots R & W to be used for future rowhouse/multi-family use. This preliminary platting area
is located west of the Qual Run Plat 1 and 2 areas, south of 2" Street NW, and east of NE 64" Street in
the area highlighted in yellow below. This Quail Run Phase 2 Preliminary Plat area was annexed into
Bondurant’s city limits as part of City Council Resolution #200203-40.

Analysis:

When considering subdivision plat requests, the Planning and Zoning Commission and City Council
should take into account the following: Future Land Use, Zoning, Neighborhood Character, Parkland
Dedication, Transportation, Sidewalks, Utilities, the FEMA Flood Plain, the City’s Stream Buffer
Ordinance, and Comments from City Officials and Private Utilities.

Future Land Use (Comprehensive Plan) - The Future Land Use Map as part of the City’s
Comprehensive Plan guides for multi-family residential development along 2nd Street NW and the
north portion of NE 64th Street. The Future Land Use Map then guides for low-density residential south
of the multi-family use. In addition to these areas guided for residential use, the Future Land Use Map
also guides for some conservancy space along the creek and also a commercial area at the corner of
2nd Street NW and NE 64th Street. The Quail Run Phase 2 Preliminary Plat is consistent with the
identified future land uses of the area.



In addition to the preliminary plat being supported by the Future Land Use Map, below is an objective
pulled from the Comprehensive Plan which appears to also support this preliminary plat:

Objective 4.23: Guide new development to occur adjacent to other neighborhoods, rather than in a
“leapfrog” pattern which can lead to the premature consumption of farmland.

Zoning - This Quail Run Phase 2 Preliminary Plat area was rezoned by the Planning & Zoning

Commission and City Council from Agricultural (A-1) to Planned Unit Development (R-5) as part of

Ordinance #200203-202. The cover page of the submitted preliminary plat notes the following density

requirements:

e Lots 1-157 will need to meet the Medium Density Residential (R-2) setbacks. The proposed single-
family lots will range in size from to 8,382 SF (Lot 103) to 40,068 SF (Lot 77); all of which meet the
minimum lot size requirement of at least 7,500 SF.

e Outlot Z,the commercial outlot, will meet the General Commercial (C-2) District setbacks/uses once
developed in the future.

e Outlots R & W will not exceed 12 units/acre and not more than 8 units in a row. The minimum front
yard setback will be 20’, the minimum rear yard setback will be 35’, and the minimum side yard
setback will be 5’ each. This density stays under the R-5 District maximum of 20 units/acre.

The above uses and densities are consistent with the concept plan that was submitted and reviewed as
part of the R-5 rezoning ordinance. Below is the development concept that was reviewed as part of the
rezoning ordinance:
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Neighborhood Character - the proposed single-family detached development of this Quail Run Phase
2 is consistent or complimentary to the existing uses of the area. Existing and proposed single-family
detached development exists to the east in the Quail Run Plat 1 &2 areas. The future residential Harvest
Meadows Planned Unit Development area will exist north of 2" Street NW in this area. The trail exists
just to the south of this preliminary platting area. Unincorporated land exists west of this Quail Run
Phase 2 Preliminary Plat area.

Parkland Dedication - Per Section 180.06.5 of the City’s Subdivision Code, this Quail Run Phase 2
Preliminary Plat area will require dedication or payment in lieu of dedication of at least 2.355 acres of
public parkland for the 157 single-family detached lots proposed. Additional parkland or payment in
lieu amounts will be required once the future Outlots R & W are developed based on the total number
of dwellings proposed in these future outlot areas. The current developer is not proposing any public
parkland space as part of this Quail Run Phase 2 Preliminary Plat area and has instead opted to pay the
fee in lieu of parkland dedication. This fee in lieu is considered acceptable per Section 180.06.7 of the
Subdivision Code.

Transportation. This preliminary plat submittal required preparation of a Traffic Impact Study by
V&K - you can view this traffic impact study online at:
https://www.dropbox.com/s/g9yxvey51n7v66d/V%26K%275%20Webb%20Traffic%20Impact%20Stud
v%20-%2003132020.pdf?d[=0.

This Study notes, “The City should consider programming left turn lanes on 2™ Street NW in the next 10
years due to the overall growth of the City and 2040 traffic model. As development occurs along this
corridor, the City should ensure the developments dedicate right-of-way for the future widening to a 5-
lane section.

The Webb Property development has no significant impact to the existing road network and it is
recommended to approve residential development with no required improvements to the existing road
network”.

The paragraphs below summarize the street network proposed in this Quail Run Phase 2 Preliminary
Plat area. This subdivision proposes access from the existing 2" Street Northwest, NE 64™ Street, and
Chayse Street SW street areas. Two cul-de-sacs and two diagonal north/south roads are also proposed
within this preliminary platting area. The proposed streets are unnamed at this point, with the
exception of the southernmost street being called Chayse Street SW since it is an extension of the
existing Chayse Street SW.

The extension of Chayse Street SW will connect this Quail Run Phase 2 area to the existing Quail Run
Plat 1 area - this street crossing is consistent with the street crossing shown as part of the City’s
Comprehensive Plan. This Chayse Street SW connection will include construction of a culvert crossing
over the creek area. The City’s Comprehensive Plan also shows a street connection from this Quail Run
Phase 2 area south; however, staff has indicated to the developer that this street connection south will
not be required due to the location of the existing Chichaqua Valley Trail section that would be in direct
conflict with this potential street connection south.


https://www.dropbox.com/s/g9yxvey51n7v66d/V%26K%27s%20Webb%20Traffic%20Impact%20Study%20-%2003132020.pdf?dl=0
https://www.dropbox.com/s/g9yxvey51n7v66d/V%26K%27s%20Webb%20Traffic%20Impact%20Study%20-%2003132020.pdf?dl=0

The preliminary plat shows both cul-de-sacs as having a pavement radius of 45’. All streets within the
subdivision will have 60’-wide right-of-way areas and 29’-wide road pavement widths. This meets
minimum pavement requirements Statewide Urban Design and Specifications (SUDAS), and Bob
Veenstra, City Engineer, has noted that these widths proposed are acceptable.

The existing NE 64" Street right-of-way is approximately 66’-wide. The submitted preliminary plat
shows that this right-of-way area will be widened by 17’ within this preliminary platting area to allow
for an eventual 100’-wide right-of-way within this NE 64" Street corridor area. The approved Quail Run
Phase 2 Development Agreement notes that the property owners will convey the necessary right-of-
way to the City for the 2" Street NW turn lanes once this project has been designed and moves forward.

The Street C cul-de-sac will be X’ long, which exceeds the maximum 600’ length allowed per Section
181.05.E of the Subdivision Code; approval of the proposed Street C cul-de-sac length will require
waiver approval by the Commission and Council.

Trails & Sidewalks - the submitted preliminary plat shows installation of public sidewalk areas in all
right-of-way areas except for the following lots along 2" Street NW: Outlot W, Lot 1, and Outlot Z.
Section180.05.4.D would require installation of public sidewalks within this 2™ Street NW right-of-way
area, unless specifically waived through the platting approval process. The Quail Run Plat 1 area
immediately east of this Quail Run Phase 2 Preliminary Plat noted that sidewalks along 2" Street NW
are to be installed by an owner within 18 months of closing on a property; a similar note could be
required as part of this Quail Run Phase 2 Preliminary Plat.

The City’s Parks, Trails, and Greenway Master Plan shows a future off-street trail along the east side of
the NE 64" Street right-of-way. The following options exist for this NE 64 Street area:

1.) Developerinstalls public sidewalk in the NE 64" Street area as shown on the preliminary plat. If
this is the approved option, then the public sidewalks in this NE 64" Street area will get torn out
if/when a public trail exists within this area; or

2.) Thesidewalk does not getinstalled at time of subdivision and the City instead requires payment
up front by the developer for this portion of NE 64" Street sidewalk area for the City to use when
the trail gets installed in the future; or

3.) Thesidewalk does not get installed at time of subdivision and no fee is required up front by the
developer for this NE 64" Street area. If this is the option that gets pursued, Section 136.06 of
the City Code does grant the City the authority to assess back the cost equivalent to installing a
public sidewalk portion back to the land owner once the trail gets installed.

Excerpt from Parks, Trails, and Greenway Master Plan - the highlighted area is the area along NE 64"
Street adjacent to this Quail Run Phase 2 Preliminary Plat area:



Parks, Trails, and Greenway Master Plan - Map Showing Future Trails:
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Utilities - Lots 1-157 will be serviced by public water and sanitary mains. For Bob Veenstra’s review
comments, please see the link listed in the Comments from City Officials and Utilities section.

The required stormwater report has been submitted as part of the preliminary plat submittal and can
be found online here: https://www.dropbox.com/s/j280050pwz1xoph/Stormwater%20Report%20-
9%2006012020.pdf?d|=0. For Bob Veenstra’s review comments, please see the link listed in the
Comments from City Officials and Utilities section.

The detention pond shown in the area of Outlot X/Y area will be privately owned and maintained. Staff
has also provided feedback to Snyder that the preliminary plat will need to be updated to show that the
detention pond associated with the Outlot V area will also be privately owned/maintained.

FEMA Floodplain - the cover page of the preliminary plat notes that, “construction within the area
currently shown as the FEMA 100-year floodplain is subject to elevating lots above the 100-year
floodplain and FEMA’s LOMR-F approval”. This note is required due to the existing 100-year floodplain
that exists in the area shown in blue below - this area is also shown on the preliminary plat.
Documentation of FEMA’s LOMR-F must be submitted to the City if/when approved by FEMA.


https://www.dropbox.com/s/j280050pwz1xoph/Stormwater%20Report%20-%2006012020.pdf?dl=0
https://www.dropbox.com/s/j280050pwz1xoph/Stormwater%20Report%20-%2006012020.pdf?dl=0

FEMA Floodplain Map - Blue is 100-Year Floodplain Area
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City’s Stream Buffer Ordinance - Snyder has taken into account the City’s Stream Buffer Ordinance
requirements by reserving Outlots S, T, U, and V as stream buffer areas. Outlots S, T, and U will be City-
owned as required by the Stream Buffer Ordinance. Outlot V will be privately owned and maintained
since a portion of the detention pond area is also proposed within this Outlot V area. As noted in the
approved Development Agreement, the City will be performing creek clearing and clean-up along and
within the ditch.

Comments from City Officials and Utilities - Per Section 180.04.10 of the City’s Subdivision Code, the
following City Departments and private utilities were notified of this preliminary plat for comment:

e City Engineer - has reviewed and provided the following comments relative to the submitted
preliminary plat and stormwater plan:
https://www.dropbox.com/s/fq2om4tcc6p5pxj/V%26K%20Memo%20-
%20Preliminary%20Plat%20%26%20Stormwater%20Review%20-%2006032020.pdf?d|=0

e Public Works - reviewed and noted that further information needs to be provided by Snyder

on the proposed box culvert design so that the City can review to ensure it is properly sized.

Fire Department - reviewed and noted no Fire Code concerns.

Bondurant-Farrar Community School District - no comments received.

Post Office - no comments received.

Aureon - reviewed and noted no concerns.

CenturyLink - no comments received.

Mediacom - no comments received.



https://www.dropbox.com/s/fq2om4tcc6p5pxj/V%26K%20Memo%20-%20Preliminary%20Plat%20%26%20Stormwater%20Review%20-%2006032020.pdf?dl=0
https://www.dropbox.com/s/fq2om4tcc6p5pxj/V%26K%20Memo%20-%20Preliminary%20Plat%20%26%20Stormwater%20Review%20-%2006032020.pdf?dl=0

MidAmerican - reviewed and noted additional easements may be required. Comments
received by MidAmerican have been relayed to Snyder.

Northern Natural Gas - reviewed and noted that Northern Natural Gas will need to review and
approve the utilities proposed to cross their pipelines. Comments received by Northern Natural
Gas have been relayed to Snyder.

Alternatives
The following options exist for the Planning and Zoning Commission:

Recommended approval of the Quail Run Phase 2 Preliminary Plat.

Recommended approval of the Quail Run Phase 2 Preliminary Plat, subject to City Code/Policy
clarification items being addressed.

Recommend denial of the Quail Run Phase 2 Preliminary Plat.

Table pending additional comment/feedback.

Staff Conclusions/Recommendations
Subject to further comments received, staff recommends approval of the Quail Run Phase 2 Preliminary
Plat, subject to the following City Code/Policy requirements being addressed:

1.)

That a fee in lieu of parkland dedication will be considered acceptable for this Quail Run Phase
2 Preliminary Plat area. The current fee being required is for the proposed 157 single-family
detached lots. The required fee for the future Outlot R and W lots will be calculated once
preliminary plat concepts have been received for these areas.

That the comments noted as part of Bob Veenstra’s memo be addressed as part of a preliminary
plat resubmittal and/or as part of the submitted construction drawings.

That the Public Works comment relative to the box culvert crossing calculations be addressed
prior to construction drawing approval.

That documentation of FEMA’s LOMR-F must be submitted to the City if/when approved by
FEMA.

That a waiver to Section 180.05.1.E be granted to allow for a construction of the Street C cul-de-
sac as being longer than 600’.

That as similar to the Quail Run Plat 1 subdivision just east, that the 2" Street NW sidewalks in
this Quail Run Phase 2 area are to be required within 18 months of closing on a property.

That as noted as part of the approved Development Agreement, the property owners shall
convey the amount of land necessary along 2" Street NW for construction of the future turn
lanes within this 2" Street NW area.

That the preliminary plat be updated to show Outlot Vis privately owned and maintained due
to the detention pond within this area. As part of this plat update, if the future City trail project
crosses onto Outlot V, an easement shall be accommodated for in this Outlto V area. While this
Outlot V will be privately owned/maintained, the maintenance requirements of the City’s
Stream Buffer Ordinance shall apply.

That the private utility company comments be addressed as part of the preliminary platting
and/or construction drawing process.



Staff would also like to have a discussion with the Commission on the preferred recommendation
described in the Trails & Sidewalks section as it relates to the NE 64" Street right-of-way. Staff will
update P&Z’s recommendation accordingly.

Steps moving forward - if a recommendation is made at the June 11" Commission meeting, it is
anticipated that this Quail Run Phase 2 Preliminary Plat will be placed on the June 15" City Council
agenda for consideration. After Council consideration, the developer may move forward with
preparation of the detailed construction plans. Construction plans are reviewed administratively for
code compliancy. Once the area for which the construction plans were created for have been
constructed, City Council will consider a resolution approving the final plat.



PLANNING AND ZONING COMMISSION
RESOLUTION NO. PZ-200423-25

RESOLUTION REGARDING RECOMMENDED APPROVAL OF THE QUAIL RUN PHASE 2

PRELIMINARY PLAT

WHEREAS, Snyder & Associates submitted the Preliminary Plat for Quail Run Phase 2; AND

WHEREAS, the owner/developer is Quail Run LLC;

WHEREAS, the following is the legal description for this preliminary plat is as follows:

THE WEST 1/2 OF THE NW 1/4 OF SECTION 36, TOWNSHIP 80 NORTH, RANGE 23,
WEST OF THE 5TH P.M., POLK COUNTY, IOWA, LYING NORTH OF THE RAILROAD
RIGHT-OF-WAY, EXCEPT THE SOUTH 100 FEET OF THE NORTH 134.5 FEET OF THE
EAST 75 FEET OF THE WEST 955 FEET, AND EXCEPT A PARCEL BEGINNING AT THE
NORTHWEST CORNER OF SAID SECTION; THENCE DUE EAST 407.9 FEET ALONG
THE NORTH LINE OF THE NW 1/4, THENCE SOUTH 0°32' WEST 381.1 FEET; THENCE
NORTH 89°33' WEST 408.4 FEET TO A POINT ON THE WEST LINE OF THE NW 1/4,
THENCE NORTH 0°37' EAST ALONG THIS LINE 377.9 FEET TO POINT OF BEGINNING
AND EXCEPT THOSE PARCELS CONVEYED TO POLK COUNTY BY WARRANTY DEED
RECORDED IN BOOK 9575, PAGE 946 AND BOOK 9575, PAGE 948, AND EXCEPT 3.13
ACRES OF ROAD (THE 1.50 ACRES OF DITCH BEING ADDED FROM ABSTRACT 75658
BY AMERICAN ABSTRACT COMPANY CONTINUED TO MAY 14, 1963, AT 2:01 P.M.).

CONTAINING APPROXIMATELY 62.84 ACRES.

NOW, THEREFORE, BE IT RESOLVED, that the Planning and Zoning Commission recommends City Council
approval of the Quail Run Phase 2 Preliminary Plat, subject to the following City Code/Policy items being
addressed:

1.)

That a fee in lieu of parkland dedication will be considered acceptable for this Quail Run Phase
2 Preliminary Plat area. The current fee being required is for the proposed 157 single-family
detached lots. The required fee for the future Outlot R and W lots will be calculated once
preliminary plat concepts have been received for these areas.

That the comments noted as part of Bob Veenstra’s memo be addressed as part of a preliminary
plat resubmittal and/or as part of the submitted construction drawings.

That the Public Works comment relative to the box culvert crossing calculations be addressed
prior to construction drawing approval.

That documentation of FEMA’s LOMR-F must be submitted to the City if/when approved by
FEMA.

That a waiver to Section 180.05.1.E be granted to allow for a construction of the Street C cul-de-
sac as being longer than 600’.

That as similar to the Quail Run Plat 1 subdivision just east, that the 2" Street NW sidewalks in
this Quail Run Phase 2 area are to be required within 18 months of closing on a property.



7.) That as noted as part of the approved Development Agreement, the property owners shall
convey the amount of land necessary along 2" Street NW for construction of the future turn
lanes within this 2" Street NW area.

8.) Thatthe preliminary plat be updated to show Outlot V is privately owned and maintained due
to the detention pond within this area. As part of this plat update, if the future City trail project
crosses onto Outlot V, an easement shall be accommodated for in this Outlto V area. While this
Outlot V will be privately owned/maintained, the maintenance requirements of the City’s
Stream Buffer Ordinance shall apply.

9.) That the private utility company comments be addressed as part of the preliminary platting
and/or construction drawing process.

Moved by , Seconded by to adopt.

ATTEST: I, Maggie Murray, Planning & Community Development Director, hereby certify that at a meeting of
the Planning and Zoning Commission held on June 11, 2020; among other proceedings the above was
adopted.

IN WITNESS WHEREOF, | have hereunto set my hand the day and year above written.

Maggie Murray, Planning & Community Development Director

Action Yay Nay Abstain Absent
Hoffman-Zinnel

Clayton

Mains

Keeran

Cuellar

Phearman

Brostrom

Torey Cuellar, Commission Chair
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