
Prepared bv Andrew l-anginan .215 .Sycamore Street. Miiscatine. lA 52761 ̂ 5631 262-4141
RESOLUTION NO. 2019-0015

A RESOLUTION APPROVING THE PRELIMINARY PLAT
OF ARBOR COMMONS SUBDIVSION

WHEREAS, there has been filed with the Planning and Zoning Commission of the City of
Muscatine, Iowa, and there is now submitted to the City Council of said City, a preliminary plat
of the real estate situated within the Corporate Limits of the City of Muscatine, State of Iowa,
which plat lays out 62 lots; to wit:

PARCEL I, PER PLAT OF SURVEY RECORDED AS DOCUMENT NO. 2001-01851, IN THE
MUSCATINE COUNTY RECORDER'S OFFICE, LOCATED IN THE NORTHEAST QUARTER
OF SECTION 33, TOWNSHIP 77 NORTH, RANGE 2 WEST OF THE 5TH P.M., IN MUSCATINE
COUNTY, IOWA, EXCEPT THE REUBEN AND SARAH BAKER ADDITION PHASE IV, TO
THE CITY OF MUSCATINE, IOWA.

WHEREAS, said plat has been approved by the Planning and Zoning Commission of the City of
Muscatine, Iowa, and

WHEREAS, the Final Plat fully conforms with ordinances of the City applicable thereto; and

WHEREAS, the City Council of the City of Muscatine, Iowa, finds the preliminary plat of
Arbor Commons Subdivision should be approved.

NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY
OF MUSCATINE, IOWA, does hereby approve the preliminary plat of Arbor Commons
Subdivision.

PASSED, APPROVED, AND ADOPTED this 17'^ Day of January, 2019.

BY THE CITY COUNCIL OF THE

CITY OF MUSCATINE, IOWA

Dmna4»r-Broderson, Mayor

Gregg Marifl^ger, City Cfer
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USCATINE
City Hall, 215 Sycamore St.
Muscatlne. lA 52761-3840

(563) 262-4141
Fax (563) 262-4142

To:

From:

Cc:

Date:

Re:

COMMUNITY DEVELOPMENT

Mayor and City Council Members

Andrew Fangman, City Planner

Gregg Mandsager, City Administrator

Dave Gobin, Community Development Director

January 17, 2019

Resolution Approving the Preliminary Plat of Arbor Commons Subdivision

Planning,
Zoning,

Building Safety,
Construction Inspection Services,

Public Health,
Housing Inspections,
Code Enforcement

INTRODUCTION: A preliminary plat has been submitted for a 62 lot subdivision on a 12-acre

parcel located at the southwest corner of the Fulliam Avenue and Duncan Drive.

BACKGROUND: NPSW, LLC has submitted a development

plan to change the land use on an approximately 12-acre

parcel located at the southwest corner of the Fulliam

Avenue and Duncan Drive intersection. A preliminary

subdivision plat for this proposed development has also

been submitted.

This property is located in the S-3 zoning district, which

allows for any use permitted in any residential zoning

district or in the M-1 Light Industrial Zoning District,

subject to the approval by Planning and Zoning
Commission. Attached is the development plan that was

approved by the Planning and Zoning Commission at their
January 8'^ meeting.

The proposed 62 lot subdivision would be comprised of 48

standalone single-family homes, with a minimum lot size

of 5,600 square feet, In addition 4 duplexes and 2 triplexes
will also be developed. An additional 2 outlots would be

dedicated to the City of Muscatlne and would
accommodate a sewage lift station and a multi-use trail.

The proposed uses are permitted within the S-3 district.

Fuller Park

Cedar

Harmohy
Discovery Park

<Fullia

Dawson

Subject Parcel

Location of Proposed Development

"I remember Muscatlne for Its sunsets. I have never seen any

on either side of the ocean that equaled them" - Mark Twain
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The proposed subdivision would be accessed from the Fulliam
Avenue/Duncan Drive intersection and would be served by new

public streets, which would be constructed by NPSW.

2014 IOWA D.O.T Traffic Counts

The proposed 62 dwelling units can be expected to generate
approximately 500 to 600 vehicle trips per day. The proposed
subdivision would be accessed from West Fulliam Avenue, which

is the only place that the subject parcel has frontage along a
public street. The most recent traffic count for this stretch of
West Fulliam Avenue reports an average daily vehicle count of
210. This proposed subdivision would increase the average

vehicle county for this stretch of Fulliam to 700 to 800 vehicles per day. While percentage wise
this is a large increase, an average daily vehicle count of 700 to 800 is well within the acceptable
range for a residential street. Many residential streets in Muscatine have similar or higher
average daily vehicle counts.

Currently motorists on West Fulliam Avenue often experience difficulties and delays at the
Fulliam Avenue/Houser Street intersection when traveling straight on Fulliam Avenue, or making
a left onto Houser. Traffic backups caused by motorists looking to make either of these traffic
movements is not uncommon during periods of heavy traffic. However, this issue will be resolved
in the Summer of 2019 when a mini-roundabout will be constructed at the Houser/Fulliam

intersection. In addition to reducing the rate of accidents at this intersection, this roundabout
will make it dramatically easier for motorists to go straight through this intersection on Fulliam
Avenue or to make a left on to Houser Street.

According to the Federal Highway Administration this type of roundabout functions optimally
when there is less than an average of 15,000 vehicles per day entering the intersection. Currently
there is an average of 10,755 vehicles entering this intersection, the proposed development
would raise this number of vehicles entering this intersection to approximately 11,055 per day.
Even with the additional traffic generated by this purposed subdivision, the reconstructed
Houser/Fulliam intersection will have sufficient excess capacity to handle additional substantial
grown in traffic. This roundabout is being constructed by the City of Muscatine through a
Transportation Safety Improvement Program Grant from Iowa Department of Transportation,
and will be constructed regardless if the Arbor Commons Subdivision is ultimately constructed.

The City of Muscatine and the developer have reached an agreement that will allow for the
Westside Trail to be routed through the proposed subdivision. The Westside Trail is a 1.26-mile
multiuse trail that the City of Muscatine will construct in 2019, which will connect to the existing
trail network in Kent-Stein Park and Discovery Park. Currently there are two disconnected trail
networks in Muscatine, completion of the Westside Trail will link these two trail networks into
an uninterrupted trail network of over 13 miles.



Q
1
N
K
6
0
L
A
N
E

;S
T

i
j
^
A
v
 K
-
v
r
n
n
j
/

Proposed Route of the Westside Trail (Shown in Yellow) through the Proposed Arbor C
o
m
m
o
n
s
 Subdivision

T
h
e
 routing of the Westside Trail through

t
h
e
 

proposed 
Arbor 

C
o
m
m
o
n
s

s
u
b
d
i
v
i
s
i
o
n
 
w
o
u
l
d
 
b
e
 
a
 

s
u
b
s
t
a
n
t
i
a
l

i
m
p
r
o
v
e
m
e
n
t
 

the 
route 

originally

envisioned, s
e
e
 m
a
p
 t
o
 t
h
e
 right. 

T
h
e

original 
route 

w
o
u
l
d
 
have 

taken 
trail

users out a
n
d
 along the U.S. 6

1
 Bypass

before entering the park. 
A
 
multi-use

trail, that is part of a larger c
o
m
m
u
n
t
y

w
i
d
e
 trail n

e
t
w
o
r
k
 a
n
d
 that is a

n
 intergral

part of a neighborhood will further the
C
o
m
p
r
e
h
e
n
s
i
v
e
 
Plan 

goals 
of 

m
a
k
i
n
g

travel 
to 

all 
destinations 

accesible 
b
y

non-motorized 
m
e
a
n
s
,
 a
n
d
 
creating 

a

built e
n
v
i
r
o
m
e
n
t
 that e

n
c
o
r
a
g
e
s
 active

living.

T
h
e
 W
e
s
t
s
i
d
e
 Trail will b

e
 constructed b

y

the City of Muscatine in 2
0
1
9
,
 with the

funding c
o
m
i
n
g
 through a mix of federal,

state, a
n
d
 local funding sources. 

If this
d
e
v
e
l
o
p
m
e
n
t
 is approved, the developer

will b
e
 providing at n

o
 cost to the city the

right 
of w

a
y
 
a
n
d
 
property 

n
e
e
d
e
d
 
to

enter Discovery Park f
r
o
m
 the east.

L
e
g
e
n
dU
n
c
h
a
n
g
e
d
 Route for the Westside Trail

Original Intended Route for Westside Trail

Proposed N
e
w
 Route for Westside Trail

O
t
h
e
r
 Trail t

o
 b
e
 Built In 2

0
1
9

A
r
b
o
r
 C
o
m
m
o
r
K
 S
u
b
d
i
v
s
l
o
n

Existing Trails

P
a
r
k
s

S
O
O
 

l
.
O
O
O
 

2
.
0
0
0
 F
e
e
l

F
u
l
i
i
a
m
A
v
e

M
i
e
n
 S
t

"e'shevAw

o
p
e
i
d
a
 A
v
c

M
u
s
s
e
r
 S
t

Originally Proposed Route of Westside Trail
a
n
d
 Route Passing through the Proposed Subdivision



The sewage from all 62 of the proposed dwelling units will flow to a new lift station located near
the northwest corner of the proposed subdivision. From there a force main will tie on to the
existing City sanitary sewer system at the Fulliam/Duncan intersection. The developer will
construct all this sanitary sewage infrastructure and then dedicate it the City of Muscatine as
public infrastructure. There is adequate capacity in the existing City sanitary sewer system to
handle sewage from this proposed development.

During periods of heavy rainfall there can be sewage capacity issues in the areas located south
of the proposed subdivision, in the Allen Street area. These issues are caused by the force main
and associated lift station on Houser Street not having the capacity to keep up with a large surge
of stormwater. However, as illustrated in the map below, the sewage from the proposed Arbor
Commons Subdivision will not flow through this force main and lift station, and will not merge
with sewage from the Allen Street area until a point that is far down stream from the force main
that is at issue. Construction of this subdivision will have no impact on the capacity of the sanitary
sewers serving areas to the south.

CedarSt

'a 2a Dr

Harmony Ln

Foster St
)  » J

Stone StFulliamAve ^
» > J I JH>

Dillaway St
*9 f >

Americ

C Dawson St

Allen St ^
9) f M )) P'"y?i^r^lntefJi; ;ional. MAGICA^ en St

Exsiting Force Main Sainitary Sewers

Existing Gravity Sanitary Sewers

Proposed Subdivision

1,200 Feet1,200

Existing Sewer Infrastructure in the Vicinity of the Proposed Arbor Commons Subdivision
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Proposed Locations ofStormwater Outfalls

Stormwater from the proposed development will
be collected via curb and gutter, and then will be
conveyed through storm sewers to outfalls
located to the west of the proposed subdivision.
The map to the left shows the location of the
proposed stormwater outfalls.

The northernmost stormwater outfall will be

located within Discovery Park, just west of where
the Westside Trail will join with the existing trail
in Discovery Park. This outfall will discharge into
an existing wetland area. The developer has
reached an agreement with the Muscatine

County Conservation Board for an easement to
allow for the construction of this stormwater

infrastructure and to allow for the discharge of

stormwater into this wetland on County

property. The use of a wetland for stormwater
management has been proven to be an effective
method to improve water quality as the complex
hydrologic, biological, physical, and chemical
interactions that take place within a wetland
result in a natural reduction and cleansing of

influent pollutants.

The southernmost stormwater outfall will be

located in a 11,423 square foot stormwater
management area located approximately 100'
west of the southwest corner of the proposed
subdivision. From this stormwater management

area, stormwater will flow northwest into an
unnamed stream and ultimately into the
Muscatine Slough.

The developer of the Arbor Commons Subdivision
is acquiring this 11,423 square foot outlot from a
private landowner. Once the stormwater
infrastructure has been constructed and

accepted by the City as public infrastructure, this
outlot will be conveyed to the Muscatine County
Conservation Board, who will then make this area

part of the adjoining Discovery Park.
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Prior to the transfer of this parcel to the County, the developer will grant the City an easement

to operate and maintain stormwater infrastructure in this area, and for the discharge of
stormwater. The developer has also obtained from the Muscatine County Conservation Board
the easement necessary for the 24" storm sewer line that will drain the southern portion of the
proposed subdivision, to travel across a small portion of Discovery Park. The figure below shows
the location and dimensions of the proposed stormwater management area and the easement
that will connect this to the proposed subdivision.
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RECOMMENDATION/RATIONALE:
The Planning and Zoning Commission and staff recommends approval of the subdivision. The
proposed development plan is supported by the City of Muscatine Comprehensive Plan, is
compatible with surrounding land uses, and would create needed new housing stock in an ideal
location.

The Future Land Use Plan, which is contained in the Land Use chapter of the adopted
Comprehensive Plan, summarizes the Muscatine community's vision of how development,
preservation, and public realm investment should occur. It is intended to be used in conjunction
with all the goals and implementation strategies contained within the entire Comprehensive
Plan to make the community's vision of the desired future Muscatine a reality.

The Future Land Use Plan presents Muscatine's preferred future land use scenario in map
format. It guides land use decisions and policies related to land use by depicting the desired
future land use for any given location. The Future Land Use Plan should not be confused with a
zoning district map, which is a regulatory tool that depicts what development and activities that
are currently legally permitted on any given parcel of land. The land use categories that
comprise the Future Land Use Plan are intended to represent preferred future land uses and
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reflect the unique opportunities and assets associated with neighborhoods, natural resources,
and public infrastructure. The land use categories reflect a general mix of desired land uses, not
specific design for development or preservation. In the Future Land Use Plan, the subject area
is classified as Single Family Residential-High Density. This land use category is described as
''Single family homes with urban services, located on lots between 15,000 and 5,000 square feet
(3 to 8 dwelling units per acre). Typified by curvilinear streets or a traditional grid and alley
street pattern." The proposed density of this development of 5.01 dwelling units per acre is the
type of density envisioned by the Future Land Use Plan for this area.

Additionally, the proposed subdivision also helps achieve the following specific goals of the
Comprehensive Plan

•  Goal LU.3: Infill

Increase new development (housing and commercial) on vacant lots in portions of the City
already served by public infrastructure.

•  Goal H.l: Housing Quality

A high-quality living environment in all neighborhoods, the preservation of stable residential
neighborhoods, and where necessary, improvement of the condition of existing housing stock
in Muscatine.

•  Goal H.7: Affordability

Increase housing affordability without sacrificing long-term quality of life

As has already been outlined in this memo, existing and planned infrastructure will adequately
serve the planned development with degrading the quality of life of existing residences in the
area.

While the proposed density of this subdivision is greater than that found in adjoining residential
developments, it is not uncommon within the City of Muscatine, with many existing residential
areas having a similar density. The potential impact of this development on nearby homes is
mitigated by the distance from existing homes. Out of the 62 proposed parcels, only one
adjoins a parcel containing an existing home that would be within 100' of the proposed
subdivision. There are no homes to the west as the proposed subdivision adjoins Discovery
Park. The homes on the parcels adjoining to south of the proposed subdivision are located
approximately 500' from the boundary of the proposed subdivision. On the eastern edge of
the proposed subdivision only one proposed lot adjoins a residential parcel. Along the northern
boundary all but one parcel adjoins a parcel containing a multifamily residence that is 100' from
the edge of the proposed subdivision.

The need for Improved housing stock has been identified as one of the most pressing problems
the community must address for Muscatine to be a thriving community. As a step towards
addressing this issue, in 2017 the City of Muscatine commissioned RDG Inc to conduct a
Housing Market and Demand Study. This study evaluated and identified strategies to address
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housing Issues throughout the city; and through community engagement, identified the market
gaps and desires of residents and stakeholders. The study summarized these opportunities and
identifies potential strategies. One of the key findings of the study is the following: "A limited
lot supply presents the most significant chailenge to overcome. The construction of new homes
meets an immediate need for households who can afford homes above $200,000. Additionally,
new construction indirectly alleviates other housing challenges by opening existing housing and
rental units at more affordable prices.''

The proposed Arbor Commons Subdivision is a direct and impactful step towards addressing
this issue. It has now been more than a decade since a new single-family home subdivision has
been constructed in the City of Muscatine, the resulting shortage of suitable lots for the
construction of a significant number of single-family homes is barrier towards achieving a more
vibrant and health community.

Once all the new public infrastructure that is being proposed as part of the subdivision has been
constructed by NPSW, and the City Engineer makes a recommendation, after inspection, that it
be accepted as public infrastructure, a final plat will be brought forward for action on by the
City Council.

BACKUP INFORMATION:

1. Development Plan (enlarged view)
2. Development Plan (full view)

3. Preliminary Plat (enlarged view)

4. Preliminary Plat (full view)
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LAND DESCRIPTION - DOC. § 2009-08138

PARCEL I, PER raAT OF SURVEY RECORDED AS DOCUUENT NO.
2001-01651. n THE UUSCATINE COUNTY RECORDER'S OFFICE.
lOOOSD IN 1HB NORIHEASr QUARIBR OF SECHON 33.
TOINSHIP 77 NORTH. RANGE 2 1EST OF THE SIH PJL. m
NUSCAIDIE COUNTY. HNTA. EXCEPT THE REUBEN AND SARAH
BAKER ADIHIION PRASE IV. TO THE dTT OF HUSCATINB. IOWA.

WTfgS.

1. ROAD RISHT-OF-WAr, OOTLOT *A*, AND OniDT "B* TO BE
DEDICATED TO THE CITY.

2. STORMiATBt MANAeBBTT EASeBlT SHALL BE AN EXCLUSIVE
STORM SBBR EA6&iatT.

3. STORhHATBt MANASBBir A!SA TO BE ESTABLtStCD UNDER
SBPARATE SUBDIVISION PLAT AM7 TRANSFBRRB/ TO
M6CAT1NB COUNTY.
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EASTli CORICR
sec. S3, TTTR R2H
(NST. • 2016-0934

6 e4*0&19* W - 486.46'

eURVEV COUPANT / RETUnN TO;

Martin & Whitacre
Surveyors & Engineers, inc.
P.O.BOX413MU8CATmE.IOWA 827B1
INHNgMARTHMWHrTACRBXiOill (563)28a-7B91

eunVEVOn: HATTTCW H KRAUSE

PB0PB1ET0B(8): BRIAN WOLFE SR. AND LORI WOLFE

RS0UE8TOR: B^TERPRISES, LLC
LOCATION; SE l4 - tC l4 OP SGCv 99. TTTN. R2W

IN M6CATDC COUNTY. IOWA

SURVEY TYPE; PRB.IMINART'PLAT

cKFILE SCALE CHXV DATE JO

.„MT* M4C UM4
^rar-

BNO.

"BP ;




