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PLANNING & DEVELOPMENT 3/19/19
600 West Fourth Street E_] "'F'lﬂ
Davenport, lowa 52801-1106 ScottCounty
E-mail: planning@scottcountyiowa.com
Office: (563) 326-8643 Fax: (563) 326-8257

Timothy Huey

Director

To:  Mahesh Sharma, County Administrator
From: Timothy Huey, Planning Director

Date: March 12,2019

Re:  Discussion of Planning and Zoning Commission’s recommendation on the application of
Dale Grunwald, DBA Grunwald Land Development, for a Preliminary Plat for a 47-lot
residential Major Subdivision of 74 acres, more or less, known as West Lake
Settlement, part of the NEVANW4, part of the NWY/NEY; and all in the SEVANWY4 of
Section 25 in Blue Grass Township

The Board of Supervisors held a public hearing at its previous meeting on the rezoning
application associated with this proposed Preliminary Plat. Much of the discussion at that public
hearing centered on issues, while related to the rezoning of the property for residential
development, were issues that the Planning Commission discussed during its review of the
Preliminary Plat. Normally requests to develop property for a specific use are initiated with just
a rezoning request followed by a proposed subdivision application once the rezoning is
approved. In this case, the applicant chose to submit them together. A copy of both staff reports
for both applications are included with the enclosures for these agenda items.

The Planning Commission unanimously recommended approval of this Preliminary Plat in

accordance with staff’s recommendation with the eight (8) conditions:

1) Prior to issuance of a residential building permit for any of the lots in this subdivision
suitable soils information be submitted and reviewed by the Health Department in order
to determine the size and type of on-site waste water system;

2) That storm water management, erosion and sediment control plans be submitted and
approved by the County Engineer in conjunction with the road construction plans;
3) That provisions be made and an agreement recorded for both the installation and

maintenance of a fence along the common boundary with West Lake Park and the
construction, maintenance and control of access to the common retention pond between
West Lake Park and the subdivision;

4) That a notice and disclaimer be submitted to be included with the private covenants that
state controlled burns would be conducted on the native prairie in West Lake Park and
that provision for notice to the neighbors of such planned burns be provided;

5) The roads within this subdivision be addressed in compliance with Chapter 8 of the Scott
County Code “Rural Addressing System”;

6) That the road construction plans be submitted and approved by the County Engineer prior
to any road construction;

7 That the private covenants to be filed with the Final Plat include a legal mechanism for
road and open space maintenance; and
8) The subdivision infrastructure improvements be completed or a surety bond posted prior

to Final Plat approval.



Page two
Grunwald Preliminary Plat memo
March 12, 2019

The applicants were present to answer any questions from the Commission and they presented
one letter from an adjacent property owner in support of the application. There was no one else
in attendance at the public hearing and staff has not received any objections to this Preliminary
Plat request prior to the P & Z Commission meeting. Subsequently, the Board has received an
email from Bob Ingram stating his concerns with this proposal.

On the same Planning Commission agenda, the Commission held a public hearing and reviewed
the application to rezone 60 acres of this property from C-2 to R-1 to allow consideration of this
Major Subdivision of 47 residential lots. The Board of Supervisors held its required public
hearing on that portion of the application. No public hearing is required for the Board to review
a subdivision plat.

PLANNING COMMISSION RECOMMENDATION: The Planning Commission
recommends approval of the request to approve this Preliminary Plat with the eight (8)
conditions cited above in this memo.

Vote: 6-0 (Lloyd absent)
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Davenport, lowa 52801-1106 ScottCounty
E-mail: planning@scottcountyiowa.com
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Timothy Huey

Director

To:  Planning & Zoning Commission
From: Timothy Huey, Planning & Development Director

Date: February 15,2019

Re:  Public Hearing on applications to rezone and approve a Preliminary Plat for
property located on the west side of Interstate 1-280, on the south side of Locust

Street, and on the north side of West Lake Park

The applicant, Dale Grunwald, DBA Grunwald Land Development submitted applications to
rezone 60 acres of a 74 acre tract of land from C-2 to R-1, the remaining 14 acres would stay
zoned C-2. In conjunction with that rezoning application, a Preliminary Plat of a 55-lot major
subdivision including fifty (50) single-family residential lots, two (2) commercial-light industrial
lots, and three (3) outlots as common open space for the development known as West Lake
Settlement was also submitted. The previously scheduled Public Hearings for both applications

on February 5" was cancelled and postponed due to inclement weather.

After the Staff Reports for those two applications had been sent out to the applicant and the
Planning Commission; the applicant indicated that he would be submitting an amended
Preliminary Plat. That amended plat has seen two iterations, the most recent, submitted
yesterday, is included with this memo. That Preliminary Plat now shows those sixty acres being
subdivided to create forty seven (47) single-family residential lots, two (2) commercial-light
industrial lots, and three (3) outlots as common open space. The two commercial lots, the
common open space lots, and the road configuration are the same as the original Preliminary
Plat. The reduction of three residential lots allows the applicant to meet the requirement for
minimum lot size so that 46 of the 47 residential lots are an acre in size or greater; this allows on-

site waste water treatment systems (septic or sand filters) to be used for this development.

This current Preliminary Plat also shows fencing along the boundary with Scott County’s West
Lake Park and also around the proposed storm water retention basin, which is shown straddling
both properties, as requested by the Conservation Department. Therefor staff would continue to
recommend approval of this Preliminary Plat with the eight conditions included in the February

5 Staff Report but amend the first condition to state:

1. Prior to issuance of a residential building permit for any of the lots in this subdivision
suitable soils information be submitted and reviewed by the Health Department in

order to determine the size and type of on-site waste water system;

Staff’s review and recommendation on the rezoning application remains unchanged for the

February 5™ staff report.

Staff has also re-notified all the adjacent property owners of this postponed public hearing and

posted that information on the webpage.



PLANNING & ZONING COMMISSION
STAFF REPORT
February 5, 2019

Applicant: Dale Grunwald DBA Grunwald Land Development

Request: Preliminary Plat approval for a Major Subdivision including 50 single-
family residential lots known as West Lake Settlement

Legal Description: Three tracts totaling 74 acres, more or less, legally described as a 29 acre

General Location:

tract part of the NEV4aNWY4 of Section 25 AND a 5 acre tract part of the
NWYNEY: of Section 25 AND a 40 acre tract part of the SEV4aNW Vi of
Section 25, all in Blue Grass Township.

On the west side of Interstate I-280, on the south side of Locust Street, and
Adjacent to the north side of West Lake Park

Existing Zoning: Commercial-Light Industrial (C-2)
Proposed Zoning:  Single-Family Residential (R-1) and Commercial-Light Industrial (C-2)
Surrounding Zoning:

North: Light Industrial District (I-1) City of Davenport

South: Agriculture-General District (A-G) West Lake Park

East: Agriculture-General District (A-G) /

Agriculture District City of Davenport
West: Agriculture-General District (A-G)

GENERAL COMMENTS: This request is for approval of a Preliminary Plat of a 55-lot major

subdivision including fifty (50) single-family residential lots, two (2) commercial-light
industrial lots, and three (3) outlots as common open space for the development known as
West Lake Settlement. The subdivision is currently described as three (3) tracts of land
totaling approximately 74 acres. The tracts are bounded to the south by West Lake Park,
to the north by Locust Street, and to the east by Interstate [-280.

The current proposed Preliminary Plat features one (1) cul-de-sac tree with three (3)
branches from Locust Street for access to the 50 single-family residential development
lots. In addition, future street access is platted to the adjacent agricultural property
immediately to the west to allow for the future networking of roads when that property
develops.

Single-family residential lots in the proposed development range in size from 0.7 acres to
1.67 acres. The two (2) commercial-light industrial lots are 7.86 acres and 4.66 acres in
size respectively.

STAFF REVIEW: Staff has reviewed this request for compliance with the requirements of

the Subdivision Regulations and Zoning Ordinances. The Subdivision Regulations define
a major plat as any subdivision not classified as a minor plat, including but not limited to
subdivisions of five (5) or more lots, or any size plat requiring any new street or
extension of public facilities, or the creation of any public improvements. For major plats,
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PLANNING & ZONING COMMISSION
STAFF REPORT
February 5, 2019

approval of a preliminary plat is required prior to any final plat submittal. Following a
recommendation by the Planning Commission, the Preliminary Plat must be approved by
the Board of Supervisors prior to the preparation of a final plat.

Zoning, Land Use, and Lot Layout

The proposed configuration of the 74-acre tract creates 50 residential lots, each with the
development right for one (1) single-family dwelling. The lots range in size from 72,566
square feet (1.67 ac.) to the minimum lot size of 30,000 square feet (.69 ac.), averaging
approximately 39,990 square feet per lot (.92 ac.). Two thirds of the lots are under an acre
in size with only three lots over one and a quarter in size. The 14 acres at the entrance to
the residential subdivision is proposed to remain zoned C-2 and is divided by the entrance
road into two lots, 4.66 and 7.86 acres in size.

Common Open Space

Two of the common open space lots are shown as park areas and the third is part of a
shared detention pond on both the subdivision property and West Lake Park property. A
major subdivision of this proposed density requires 10,000 square feet of open space for
the first fifteen (15) lots, and 2,000 square feet for each additional lot, totaling 80,000
square feet of required open space, half of which must be contiguous and suitable for
active recreation. A 65,170 square foot lot designated as Park Area is shown on the west
side of the entrance road and the other park area is shown adjacent to the detention pond
and is 38,601 square feet in size. The remaining 4.66 acres of open space is part of the
storm water detention pond. The total amount of open space is just over 7 acres in size,
well above the required amount of 1.84 acres.

Access and Roadway Improvements
The current proposed Preliminary Plat features a long entrance road that extends about
one half mile into the subdivision from Locust/160™ Street with three short cul-de-sacs
branch off of it and then the road is stubbed out on the western boundary to allow it to be
extended and connected to the adjacent 80 tract when and if it develops.

The Preliminary Plat shows a 60 feet of right-of-way width for the subdivision streets
with a 15 foot utility and drainage easement adjacent to both sides that creates an
effective width of 90 feet of combined road, utility and drainage easement. Front yard
setbacks would be measured from the edge of the road easement and are shown on the
plat

The County Engineer is recommending that these subdivision roads not be accepted onto
the County Secondary Road system. He also had concerns with the impacts of this
subdivision road on the rest of the driveways along this stretch of the street. The
comments from the County Engineer regarding this subdivision were:

| am concerned about the high density of this subdivision. The traffic that
could be generated could likely cause issues with the entrances at other
locations and at the Locust St. Y48 intersection. Also, | have spoken with
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PLANNING & ZONING COMMISSION
STAFF REPORT
February 5, 2019

Kevin Englebrecht about the County taking over these roads. | have said
no to that request.

E-911 Addressing and Street Naming
All proposed street names shall conform to the numbering system established for Rural
Addressing System for unincorporated Scott County. The north south roads shall be
given a number as an “avenue” in accordance with the address grid and east west roads
shall be given a number as a “street” in accordance with that grid. Cul de sacs shall have
a “Court” or “Place” added to the name. Addresses for each residence will be assigned at
the time a building permit is issued.

Protection of Natural Vegetation Cover
There is no existing tree cover that will be impacted by the development of this property.

Storm Water Management
The proposed Preliminary Plat has a common detention pond that would be developed on
both this property and a portion of the adjacent West Lake Park property. The comments
on this from the Scott County Conservation Director were:
The pond being proposed in the existing creek bottom will have sufficient
depth to create a permanent pool of water, making it more correctly
labeled as a Retention Pond. As such, it would entail considerably more
research to ensure proper DNR/Corps of Engineers permitting can be
obtained, and that sufficient safeguards such as signage and fencing,
could be put in place to gain Conservation Board approval of an easement
or land donation that would not allow recreational use of the pond or
create additional liability for the County.

The Subdivision Regulations require that such detention facilities be sufficient to capture
the runoff of a “one-hundred (100) year storm”, calculated at post-developed rates and
then to release the water at a rate so as not to exceed the volume produced by a “five (5)
year storm” when measured at the pre-developed flow rates. Any recommendation to
approve this Preliminary Plat would be that an acceptable plan and agreement with the
Conservation Department be developed and approved prior to any Final Plat approval.

Erosion and Sediment Control Plan
Staff allowed the preparation and submittal of these plans to be deferred until the road
construction plans were prepared and submitted. Road construction plans are not
prepared until after Preliminary Plat approval and normally Erosion Control Plans are
prepared in conjunction with such construction plans.

Wastewater Disposal and Water Provision
According to the Subdivision Regulations, subdivisions containing fifteen (15) or more
lots that are located within 2 mile of a public water utility must connect to such a system
for water service. Iowa American Water Company water mains are in the 160™ /Locust
Street right of way and would be extended to serve this development.
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PLANNING & ZONING COMMISSION
STAFF REPORT
February 5, 2019

According to the Subdivision Regulations, subdivisions containing thirty (30) or more
lots when median lot size is less than one (1) acre shall provide for common sanitary
sewage treatment using the administration rules of the Iowa Department of Natural
Resources. The applicant is asking that a variance to the Subdivision Regulations be
approved to allow individual on-site septic systems or sand filters to be used for
wastewater treatment in this subdivision.

The comments provided by Jack Hoskins, Scott County Health Department stated:
| have looked over the proposed preliminary plat for West Lake
Settlement. The number of lots being proposed dictate that a public water
supply and a public sewage disposal system are required. The developer
will need to coordinate sewage disposal with the lowa Department of
Natural Resources. Water will need to be provided by lowa American
Water.

Since both the applicant and City staff believe it is cost prohibitive to extend City sewer
to this development, staff would note there are other systems and designs that could be
utilized for this development. The advantage of a system of common waste water
treatment is that it would result in the installation of a sewer system that could later be
hooked up to the City system come the time City sewer mains were extended to the west
side of [-280. Another alternative would be to require the installation of a dry sewer
system so that it would be available to use when sewer mains were extended but allow
the installation of individual on-site septic systems in the meantime.

Exceptions and Variances

The Subdivision Regulations state that whenever the tract proposed to be subdivided is of
such unusual size or shape, or is surrounded by such development or unusual conditions
that the strict application of the requirements contained in this Chapter would result in
substantial hardships or injustices, the Board of Supervisors upon recommendation of the
Planning and Zoning Commission may modify or vary such requirements to the end that
the subdivider is allowed to develop the property in a reasonable manner; provided,
however, that all such variations and exceptions granted hereunder shall be in harmony
with the intended spirit of this Chapter and granted with the view toward protecting the
public interest and welfare. Any variance recommended by the Planning and Zoning
Commission is required to be entered in writing in the minutes of the Planning and
Zoning Commission and the reasoning on which the departure was justified shall be set
forth.

Any approval of this proposed Preliminary Plat, as submitted, would require the Planning
Commission to make its recommendation to the Board of Supervisors on the exception
waiving the requirement to provide common waste water treatment facilities for a
subdivision containing 30 lots when the median lot size is less than one (1) acre.
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PLANNING & ZONING COMMISSION
STAFF REPORT
February 5, 2019

City of Davenport Review

This property is adjacent to Davenport city limits. Therefore, review and approval of the
Final Plat by the City of Davenport is required. The comments from City Planning staff
have been included with this staff report.

Others Notified

The Subdivision Ordinance requires additional notification of the following County
Departments and local entities: Assessor, Auditor, Bi-State Regional Planning
Commission, and District Soil Conservationist Staff. The Scott County Conservation
Director also had comments about fencing between the Park and this property and the
controlled burns that are conducted on the Park Property at annual intervals. Staff is
recommending that the developer be required to install adequate fencing acceptable to the
Conservation Board along the Park boundary and that the subdivision covenants include a
disclaimer on controlled burns held on the park property that would provide for a means
of notice for the property owners when such burns would be held.

Staff also notified adjacent property owners within five hundred feet (500") of the public
hearing before the Planning Commission. Staff has not, as of yet, received any calls or
comments on this rezoning request.

RECOMMENDATION:  Staff recommends that the Preliminary Plat of West Lake

Settlement Subdivision be approved with the following conditions:

l. The Planning Commission recommend that a common waste water treatment system be
provided to the subdivision;

2. That storm water management, erosion and sediment control plans be submitted and
approved by the County Engineer in conjunction with the road construction plans;

3. That provisions be made and an agreement recorded for both the installation and
maintenance of a fence along the common boundary with West Lake Park and the
construction, maintenance and control of access to the common retention pond between
West Lake Park and the subdivision

4. That a notice and disclaimer be submitted to be included with the private covenants that
state controlled burns would be conducted on the native prairie in West Lake Park and
that provision for notice to the neighbors of such planned burns be provided;

5. The roads within this subdivision be addressed in compliance with Chapter 8 of the Scott
County Code “Rural Addressing System”;

6. That the road construction plans be submitted and approved by the County Engineer prior
to any road construction;

7. That the private covenants to be filed with the Final Plat include a legal mechanism for
road and open space maintenance; and

8. The subdivision infrastructure improvements be completed or a surety bond posted prior
to Final Plat approval.

Submitted by:

Timothy Huey, Director
February 1, 2019
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Site Photo 1/5

Looking East onto Locust Street




Site Photo 2/5

Looking South from Locust Street




Site Photo 3/5

Looking North from West Lake Park




Site Photo 4/5

Looking West-Southwest onto Locust Street




Site Photo 5/5

Current storage
buildings on
adjacent property

Looking East-Southeast onto Locust Street
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