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CHAPTER 16
ARTICLE 1
[bookmark: _Toc229056633]PURPOSE, AUTHORITY, AND JURISDICTION

	16.101 Purpose	16.102 Policy
	16.103 Application and Jurisdiction	16.104 Interpretation of Standards
	16.105 Continuation of Prior Actions	
	
16.101 PURPOSE: This Ordinance shall be known and may be cited as the City of Missouri Valley, Iowa Subdivision Regulations. The purpose of these regulations is to provide a minimum standards for the design, development and improvement of all new subdivisions and re-subdivisions of land, so that existing developments will be protected, and so that adequate provisions are made for public facilities services, and so that growth occurs in an orderly manner, consistent with the Comprehensive Plan, and to promote the public health, safety, and general welfare of the citizens of the City of Missouri Valley, Iowa. 
16.102 POLICY: It is hereby declared to be the policy of the City to consider the subdivision of land and the subsequent development of subdivided land and subject to review and regulation to promote orderly, efficient and economical development of the City and further:
1. Character of Land. Land proposed for subdivision is of such character that it can be used safely for building purposes without unreasonable risk to health or safety from fire, flood, poor drainage, slope instability, or other hazards
2. Coordination with City Standards. Subdivision design and improvement shall be coordinated with the City’s adopted plans, construction standards, and ordinances so that public improvements and development occur in an orderly manner and can be maintained effectively. 
16.103 APPLICATION AND JURISDICTION: These regulations apply to all plats and subdivisions of land subject to the City’s authority under Iowa law, including subdivisions located within the corporate limits of the City and within any area of platting jurisdiction as authorized by the Code of Iowa and any applicable agreements.
16.103.1 When a Plat Approval is Required: Any owner or authorized agent who divides land into three (3) or more lots, tracts, or parcels for the purpose of creating an addition, subdivision, building lots, or acreage lots for immediate or future transfer or development shall prepare and submit plats and other required materials in the form and containing the information required by this Ordinance prior to recording the plat, transferring lots by reference to a plat, or selling lots in the proposed subdivision.
16.103.2 Compliance and Zoning: No subdivision shall be approved unless it conforms to the City’s zoning regulations, including applicable zoning district standards and any adopted overlay or special purpose regulations shown on the Official Zoning Map.
16.104 INTERPRETATION OF STANDARDS
16.104.1 Minimum Requirements. In their interpretation and application, the provisions of this Ordinance shall be held to be the minimum requirements necessary to promote public health, safety, and general welfare.
16.104.2 Relationship to Public Provisions. These regulations are not intended to interfere with, abrogate, or annul any other ordinance, rule, regulation, statute, or other provision of law. Where the requirements of this Ordinance differ from those imposed by any other applicable regulation, the more restrictive provision or the higher standard shall control.
16.104.3 Relationship to Private Provisions. These regulations are not intended to abrogate private easements, covenants, or other private agreements; however, where this Ordinance imposes more restrictive standards than such private provisions, this Ordinance shall govern.
16.104.4 Administration Determinations. The City may adopt administrative forms, checklists, and application materials consistent with this Ordinance to promote clear and consistent review.
16.105 CONTINUATION OF PRIOR ACTIONS: These regulations do not abate any action now pending under prior subdivision regulations, nor do they discontinue, abate, modify, or alter any penalty accrued or about to accrue, affect the liability of any person, or waive any right of the City under any provision existing at the time of adoption of these regulations, except as expressly provided herein.
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	16.201 Construction of Terms	16.202 Words not Defined Herein
	16.203 Definitions

16.201 CONSTRUCTION OF TERMS: For purposes of this ordinance, certain terms and words are hereby defined. The following rules of construction shall apply unless inconsistent with the plain meaning of the context of this Ordinance
16.201.1 TENSE: Words used in the present tense include the future use.
16.201.2 NUMBER: Words used in the singular include the plural, and words used in the plural include the singular
16.201.3 SHALL AND MAY: The word “shall” is mandatory; the word “may” is permissible.
16.201.4 GENDER: The masculine shall include feminine and the neuter.
16.201.5 PERSON: The word “person” includes a firm, association, organizations, partnership, trust, company, or corporations as well as an individual.
16.201.6 USED OR OCCUPIED: The word “used” or “occupied” include the words intended, designed, or arranged to be used or occupied.
16.201.7 HEADINGS: : In the event that there is a conflict or inconsistency between the heading of a chapter, sections of subsection of this Ordinance and the context thereof, the said heading shall not be deemed to affect the scope, meaning or intent of the context.
16.202 WORDS NOT DEFINED HEREIN: Words or terms not herein defined shall have their ordinary meaning in relation to the context used.
16.203 DEFINITIONS:
1. Acquisition Plat. The graphical representation of the division of land or rights in land created as the result of a conveyance or condemnation for right-of-way purposes by a governmental agency or other entity possessing the power of eminent domain.     (Code of Iowa, Sec. 354.2[1])
2. Aliquot Part. A fractional part of a section within the United States Public Land Survey System, including one-half, one-quarter, one-half of one-quarter, or one-quarter of one-quarter of a section.     (Code of Iowa, Sec. 354.2[2])
3. Alley. Public property dedicated to public use primarily for vehicular access to the rear or side of properties otherwise abutting a street.
4. Auditor’s Plat. A subdivision plat required by the County Auditor or Assessor and prepared by a registered land surveyor under the direction of the Auditor.     (Code of Iowa, Sec. 354.2[3])
5. Block. An area of land within a subdivision entirely bounded by streets, railroad rights-of-way, rivers, public lands, or the boundary of the subdivision.
6. Building Line. A line shown on a plat indicating the location beyond which no building or structure may be erected, typically measured from a public right-of-way.
7. City Engineer. The professional engineer registered in the State of Iowa designated by the City to review subdivision improvements and construction plans.
8. Comprehensive Plan. The general plan for the development of the City, adopted by the Governing Body, including any amendments thereto.
9. Conveyance. An instrument filed with the County Recorder evidencing the transfer of title to land, including deeds and contracts.     (Code of Iowa, Sec. 354.2[4])
10. Cul-de-Sac. A street having one end open to traffic and the other permanently terminated by a vehicular turnaround.
11. Division. The act of dividing a tract or parcel of land into two parcels by conveyance or for tax purposes. The conveyance of an easement, other than a public highway easement, shall not be considered a division for purposes of this Ordinance.     (Code of Iowa, Sec. 354.2[5] and 355.1[2])
12. Easement. A non-possessory right granted by a property owner authorizing another to use a designated portion of the property for a specified purpose.
13. Flood Hazard Area. Any area subject to flooding by a one percent (1%) annual chance flood, as designated by the Iowa Department of Natural Resources or the Federal Emergency Management Agency.
14. Floodway. The channel of a river or other watercourse and adjacent lands required to discharge the waters of a one hundred (100) year flood without cumulatively increasing the water surface elevation more than one (1) foot.
15. Forty-Acre Aliquot Part. One-quarter of one-quarter of a section.     (Code of Iowa, Sec. 354.2[6])
16. Governing Body. The City Council of the City of Missouri Valley, Iowa.     (Code of Iowa, Sec. 354.2[7])
17. Government Lot. A tract within a section described and identified by lot number as represented on the township plat of the United States Public Land Survey System.     (Code of Iowa, Sec. 354.2[8] and 355.1[3])
18. Improvements. Changes to land necessary to prepare it for development, including grading, filling, paving, curbs, sidewalks, water mains, sanitary sewers, storm sewers, drainageways, and other public infrastructure.
19. Lot. A tract of land represented and identified by number or letter designation on an official plat.     (Code of Iowa, Sec. 354.2[9])
20. Corner Lot. A lot located at the intersection of two streets.
21. Double Frontage Lot. A lot, other than a corner lot, that abuts two streets.
22. Metes and Bounds Description. A description of land that uses distances and bearings or angles, or references physical features, to define parcel boundaries.     (Code of Iowa, Sec. 354.2[10])
23. Official Plat. An Auditor’s Plat or Subdivision Plat that meets the requirements of this Ordinance and has been recorded with the County Recorder.     (Code of Iowa, Sec. 354.2[11])
24. Original Parcel. Forty (40) acres or part thereof entered of record in the office of the County Recorder as a single lot or parcel prior to the effective date of the original subdivision ordinance.
25. Owner. The legal entity holding title to the property being subdivided, or a duly authorized representative empowered to act on its behalf.
26. Parcel. A part of a tract of land.     (Code of Iowa, Sec. 354.2[12])
27. Performance Bond. A surety bond, letter of credit, or cash deposit made payable to the City in an amount equal to the estimated cost of required public improvements, securing their completion in accordance with approved plans.
28. Permanent Real Estate Index Number. A unique identifying number assigned to a parcel of land pursuant to Section 441.29 of the Code of Iowa.     (Code of Iowa, Sec. 354.2[13])
29. Planning Commission. The Planning and Zoning Commission of the City of Missouri Valley, Iowa.
30. Plat. A map, drawing, or chart on which the subdivider’s plan for the subdivision of land is presented for approval and intended for recording.
31. Plat of Survey. The graphical representation of a survey of one or more parcels of land, including a complete and accurate description of each parcel, prepared by a registered land surveyor.     (Code of Iowa, Sec. 354.2[14] and 355.1[9])
32. Proprietor. A person holding a recorded interest in land, including a contract purchaser, but excluding persons holding only mortgage, easement, or lien interests.     (Code of Iowa, Sec. 354.2[15])
33. Resubdivision. The subdivision of land previously included in a recorded plat.
34. Street. Public property, not an alley, intended for vehicular circulation, including the entire right-of-way and any paving within it.
35. Arterial Street. A street intended primarily to carry traffic from one part of the City to another and not primarily for access to abutting property.
36. Collector Street. A street designed to collect traffic from local streets and convey it to arterial streets.
37. Local Street. A street designed primarily to provide access to abutting property.
38. Subdivider. The owner of property being subdivided or an authorized agent acting on the owner’s behalf.
39. Subdivision. The cumulative effect of dividing an original lot, tract, or parcel of land into three (3) or more lots for the purpose of immediate or future transfer or development, excluding public roadway dedications, public utility extensions, or land taken by condemnation. The term includes resubdivision or replatting.     (Code of Iowa, Sec. 354.2[16] and 355.1[10])
40. Subdivision Plat. The graphical representation of the subdivision of land prepared by a registered land surveyor, assigning a unique name or title and lot designations for recording.     (Code of Iowa, Sec. 354.2[17] and 355.1[11])
41. Surveyor. A registered land surveyor licensed under Chapter 542B of the Code of Iowa.     (Code of Iowa, Sec. 354.2[18] and 355.1[12])
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	16.301 Required Improvements	16.302 Security in Lieu of Completion
	16.303 Temporary Improvements	16.304 Inspection of Improvements
18.305  Release of Security	16.306 Maintenance of Improvements
18.307  Deferral or Waiver	16.308 Certificates of Occupancy

16.301 COMPLETION OF REQUIRED IMPROVEMENTS: Prior to final plat approval by the City Council, the subdivider shall complete all public improvements required by this Ordinance, the approved preliminary plat, and any conditions imposed by the Planning and Zoning Commission or City Council.
All required improvements shall be constructed in accordance with City construction standards and specifications and shall be subject to inspection and approval by the City Engineer. Improvements shall include, but are not limited to, streets, sidewalks, water mains, sanitary sewers, storm sewers, drainage facilities, street lighting, and related infrastructure.
All improvements required to be dedicated to the City shall be conveyed free and clear of all liens and encumbrances.
16.302 SECURITY IN LIEU OF COMPLETION: The City Council may, at its discretion, approve a final plat prior to completion of all required improvements, provided the subdivider furnishes acceptable security guaranteeing completion.
Such security may consist of a performance bond, irrevocable letter of credit, cash deposit, or other financial assurance approved by the City Attorney as to form and sufficiency. The amount of the security shall equal one hundred percent (100%) of the estimated cost of incomplete improvements as determined by the City Engineer.
The resolution approving the final plat shall specify the time within which required improvements must be completed. Unless otherwise authorized by the Council, the completion period shall not exceed one (1) year from the date of final plat approval.
Upon written request and demonstration of good cause, the Council may grant a single extension not exceeding one (1) additional year.
If required improvements are not completed within the time specified, the City may declare the security in default and use the proceeds to complete the improvements.
16.303 TEMPORARY IMPROVEMENTS: Where temporary improvements are required as a condition of plat approval, the subdivider shall construct, maintain, and remove such improvements as directed by the City. Separate financial security may be required to guarantee installation, maintenance, and removal.
16.304 INSPECTION OF IMPROVEMENTS: All required improvements shall be subject to inspection by the City or its authorized representative during construction. The subdivider shall provide a construction schedule prior to commencement of work and shall provide at least twenty-four (24) hours’ notice before required inspections.
Inspection costs shall be paid by the subdivider in accordance with the City’s Schedule of Fees. No building permits or certificates of occupancy shall be issued within the subdivision until all required inspection fees have been paid.
16.305 REDUCTION OR RELEASE OF SECURITY: Security shall not be released until the City Engineer certifies that required improvements have been completed in accordance with approved construction plans and City specifications.
The subdivider shall submit accurate “as-built” drawings reflecting the location, dimensions, and materials of all public improvements prior to release of security.
The Council may authorize partial reduction of security proportionate to the value of completed improvements that have been inspected and approved.
Final release of security shall not constitute acceptance of maintenance responsibility unless specifically approved by resolution of the City Council.
16.306 MAINTENANCE OF IMPROVEMENTS: The subdivider shall maintain all improvements until formal acceptance by the City Council.
Prior to acceptance of improvements, the subdivider shall provide a maintenance bond or other approved financial security in an amount determined by the Council to guarantee the satisfactory condition of improvements for a period of two (2) years following acceptance. 
Where improvements have not yet been accepted by the City but structures are occupied, the City may, upon reasonable notice, undertake emergency maintenance necessary to protect public safety and recover costs from the subdivider or available maintenance security.
If defects occur within the maintenance period and are not corrected by the subdivider within a reasonable time after written notice, the City may undertake necessary repairs and recover costs from the maintenance security.
16.307 DEFERAL OR WAIVER OF REQUIRED IMPROVEMENTS: The City Council may defer or waive certain required improvements when it determines that such improvements are not immediately necessary for the protection of public health, safety, or welfare, or where future connection or extension is anticipated. 
Where improvements are deferred, the Council may require the subdivider to either:
A. Deposit funds representing the subdivider’s proportionate share of the future improvement cost, or 
B. Provide financial security guaranteeing completion upon demand of the City.
Deferral or waiver shall not eliminate the City’s authority to require such improvements at a later date if conditions warrant.  
16.308 CERTIFICATES OF OCCUPANCY: No certificate of occupancy shall be issued for any structure within the subdivision until required public improvements providing safe and adequate vehicular access for occupants, emergency services, and municipal operations have been substantially completed or otherwise secured in accordance with this Chapter.
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	16.401 Required Improvements	16.402 Design Standards
	16.403 Conformance to Regulations	16.404 Subdivision Name
	16.405 Monumentation	16.406 Airport Hazard Areas
	16.407 Character of Land	16.408 Streets and Thoroughfares
	16.409 Street Layout and Design	16.4010 Intersections, Sight, Slope
	16.4011 Bridges	16.4012 Street Dedications / Reservations
	16.4013 Stormwater Management	16.4014 Water Utilities
	16.4015 Sewage Facilities	16.4016 Sidewalks
	16.4017 Public Utilities	16.4018 Preservation Features Amenities
	16.4019 Nonresidential Subdivision	16.4020 School Park Reservations
	16.4021 Improvement Unincorporated	16.4022	Alleys
	16.4023 Blocks	16.4024 Lots
	16.4025 Easements

16.401 REQUIRED IMPROVEMENTS: The subdivider shall install and construct all public improvements required by this Ordinance and as a condition of subdivision approval. All required improvements shall be designed and constructed in accordance with the City’s adopted construction standards and specifications, under the inspection and technical supervision of the City Engineer, and subject to acceptance by the City Council. Required improvements may include, but are not limited to, streets and right-of-way improvements, storm drainage systems, sanitary sewer facilities, water distribution systems, sidewalks and pedestrian facilities, street lighting, public utilities, easements, and monumentation. No final plat shall be approved unless all required improvements have been completed and accepted or have been properly secured in accordance with Chapter 3 of this Ordinance.
16.402 DESIGN STANDARDS ARE MINIMUM: The standards and details of design contained in this Chapter are intended as minimum requirements. The subdivider shall use standards consistent with site conditions so as to assure an economical, pleasant, and durable neighborhood and to protect the public health, safety, and welfare. Where site conditions, anticipated traffic, utilities, drainage, or other circumstances warrant, the City Council may require higher standards upon recommendation of the Planning and Zoning Commission and based on review by the City Engineer. 
16.403 CONFORMANCE TO OTHER REGULATIONS: In addition to this Chapter, all subdivisions shall comply with:
A. Applicable provisions of the Code of Iowa, including Chapters 354 and 355
B. State agency regulations, including Iowa Department of Natural Resources and Iowa Department of Transportation, where applicable.
C. County regulations within the two-mile extraterritorial jurisdiction. 
D. City construction standards adopted engineering specifications. 
E. Applicable Zoning District requirements, including lot size, setbacks, density, and permitted uses.
Plat approval may be withheld if subdivision is inconsistent with these provisions.
16.404 SUBDIVISION NAME: The proposed name of any subdivision shall not duplicate, closely resemble, or be phonetically similar to the name of any existing subdivision within Harrison County. The name shall not be misleading as to location, character, or relationship to existing developments. The Planning and Zoning Commission shall review the proposed subdivision name and make a recommendation to the City Council. Final approval of the subdivision name shall rest with the City Council at the time of preliminary plat approval.
16.405 MONUMENTATION: Monuments shall be established and shown on subdivision plats in accordance with Chapters 354 and 355 of the Code of Iowa and accepted standards of land surveying, and shall also comply with the following:
16.405.1 Prior to offering the plat of any subdivision for record, the surveyor shall confirm the prior establishment of permanent control monuments at each controlling corner on the boundary of the parcel or tract being subdivided. If no permanent control monuments exist, the surveyor shall establish at least two (2) permanent control monuments for each block created, or if the area subdivided is less than a block in size, at least two (2) permanent control monuments for the subdivision.
16.405.2 Permanent control monuments shall be constructed of reasonably permanent material, solidly embedded in the ground, and capable of detection by commonly used magnetic or electronic equipment. The surveyor shall affix a cap of reasonably inert material bearing an embossed or stencil cut marking of the Iowa registration number of the surveyor.
16.405.3 Other monuments established prior to recording and described on the plat shall be considered monuments of record and shall be given the same weight as original permanent control monuments if they remain undisturbed in their original position.
16.405.4 Monuments other than the permanent control monuments need not be established prior to recording if the surveyor certifies on the plat that all additional monuments required by these regulations will be established by a specified future date, in accordance with Iowa law.
16.405.5 Additional monuments shall be set at: 
A. every corner and angle point of every lot, block, or parcel created; 
B. every point where the outer boundary of the subdivision intersects an existing or created right-of-way line of any street, railroad, or other way; and 
C. every point of curve, tangency, reversed curve, or compounded curve on every street right-of-way line established.
16.405.6 Where placement of a monument at the prescribed location is impractical, a reference monument may be established in close proximity and shown on the plat. Where a point requiring monumentation has been previously monumented, the surveyor shall confirm the monument and identify it on the plat.
16.406 AIRPORT HAZARD AREAS: Where land proposed for subdivision lies within any airport hazard area, approach zone, or height limitation surface established pursuant to Iowa Code Chapter 329, FAA regulations, or any adopted Airport Zoning Ordinance or County zoning regulation, the subdivision and resulting lots shall comply with such height, use, and obstruction limitations. Approval of a subdivision plat shall not be construed as approval of any structure that violates applicable airport regulations.
16.407 CHARACTER OF THE LAND: Land which the City finds to be unsuitable for subdivision or development due to flooding, improper drainage, steep slopes, rock formations, adverse earth formations or topography, utility easements, or other features which will reasonably be harmful to the safety, health, and general welfare of present or future inhabitants of the subdivision or surrounding areas shall not be subdivided or developed unless adequate methods are formulated by the subdivider and approved by the City Council, upon recommendation of the Planning and Zoning Commission and technical review by the City Engineer, to solve the problems created by the unsuitable land conditions. Such unsuitable land shall be set aside for uses that do not involve such danger, which may include open space, drainageways, conservation areas, or other non-buildable purposes.
16.408 STREETS AND THOROUGHFARES: Streets shall be designed and arranged to provide safe and convenient access, to coordinate with the existing and planned street system, and to serve anticipated traffic needs. No subdivision shall be approved unless the area to be subdivided has frontage on and access from an existing public street, unless an alternative arrangement is approved by the City Council based on engineering review. Streets shall be graded and improved to conform to City construction standards and specifications and shall be approved as to design and specifications by the City Engineer based upon construction plans submitted for review. Streets shall be related appropriately to topography, with grades conforming as closely as practicable to original topography, and combinations of steep grades and curves avoided where feasible.

Proposed streets shall be extended to the boundary lines of the tract to be subdivided when necessary for coordination with existing layouts and the most advantageous future development of adjacent tracts, unless prevented by topography or other physical conditions or waived by the City Council upon recommendation of the Planning and Zoning Commission. In business and industrial developments, streets and accessways shall be planned to minimize conflicts among pedestrians, passenger vehicles, and truck traffic and to provide suitable service access, loading, and circulation.

Where any portion of a subdivision is designed with access to a road under State or County jurisdiction, permission for such access shall be obtained from the appropriate jurisdiction and designed to that jurisdiction’s standards. Where a subdivision borders on or contains an existing or proposed arterial street, the City may require access limitations, reverse frontage lots, service streets, cul-de-sacs, frontage or service roads, and screening/buffer strips to protect traffic safety and neighborhood livability.

Streets aligned with existing streets shall bear the existing street name. Proposed new street names shall not duplicate or closely resemble existing names and shall be subject to review by the Planning and Zoning Commission and approval by the City Council. Street name signs shall be placed at all intersections within or abutting the subdivision in a type and location approved by the City. The City shall install street name signs, and the subdivider shall deposit with the City at final subdivision approval the estimated cost of installation of each required street sign. Installation of street lights shall be required in accordance with design and specification standards approved by the City Council.

Temporary dead-end streets may be permitted where future extension is anticipated. In such cases, the right-of-way shall be extended to the property line and a temporary turn-about shall be provided. The plat shall include a notation that land outside the normal street right-of-way shall revert to abutters whenever the street is continued. Permanent dead-end streets shall be limited in length as determined by the City, and shall provide a cul-de-sac turnaround in accordance with City standards. Where a road does not extend to the boundary and continuation is not required, its terminus shall normally not be nearer than one hundred fifty (150) feet from the boundary unless otherwise approved; the City may require reservation of appropriate easements to accommodate drainage, pedestrian circulation, or utilities.
16.409 STREET LAYOUT AND DESIGN: Street design shall provide streets of suitable location, width, and improvement to accommodate prospective traffic and to afford satisfactory access for emergency services and municipal maintenance equipment. The following standards shall apply unless superseded by adopted City construction standards:
A. Reverse curves shall include a tangent of at least one hundred (100) feet on arterial and collector streets and seventy-five (75) feet on local/service streets.
B. Where connecting street lines deflect by more than ten (10) degrees at a point, they shall be connected by a curve with a radius adequate to ensure a sight distance of not less than one hundred (100) feet on local/service and collector streets, and such greater radii as may be required for special cases.
C. Minimum right-of-way and roadway widths shall be as follows:
1. Arterial: ROW ≥ 80 feet; roadway ≥ 44 feet.
2. Collector: ROW ≥ 60 feet; roadway ≥ 36 feet.
3. Local/Service: ROW ≥ 50 feet; roadway ≥ 26 feet.
4. Frontage streets: ROW ≥ 40 feet; roadway ≥ 26 feet.
5. Cul-de-sac: meets local/service standards and provides turnaround ROW radius ≥ 50 feet and roadway radius ≥ 40 feet; length generally not to exceed 500 feet unless approved.
D. Maximum street grades, wherever feasible: arterial 6%, collector 8%, local/service 10%, frontage 6%. Minimum street grade shall be one-half (0.5) percent.
E. Changes in grade shall be connected by vertical curves of minimum length (in feet) equal to twenty (20) times the algebraic difference in percent of grade.
F. After sewer, water, and other underground utilities within the right-of-way have been installed, the subdivider shall construct curbs and gutters and shall surface roadways to the widths prescribed. Surfacing shall be Portland cement concrete unless an alternative is approved under City standards. All pavements, drainage structures, curbs, turnarounds, and sidewalks shall conform to adopted construction standards and shall be incorporated into approved construction plans.
Excess right-of-way widths may be required where additional width is necessary for earth slopes due to topography; such slopes shall not exceed three-to-one (3:1). Where railroad rights-of-way or limited access highways affect subdivision design, the City may require buffering and special arrangements, including: (1) in residential districts, a buffer strip at least twenty-five (25) feet in depth in addition to the normal lot depth, reserved for screening and prohibiting structures; (2) in nonresidential districts, appropriate separation and street arrangement to ensure suitable site depth; and (3) where streets parallel railroads intersect streets crossing railroads at grade, separation distance of at least one hundred fifty (150) feet where practicable.
16.4010 INTERSECTIONS; SIGHT DISTANCE; CROSS SLOPES: Streets shall intersect as nearly as practicable at right angles. Intersections of two new streets at an angle less than seventy-five (75) degrees shall not be permitted unless specifically approved. Oblique streets should be curved approaching an intersection and be approximately at right angles for at least one hundred (100) feet. Not more than two (2) streets shall intersect at any one point unless approved.
Proposed new intersections along one side of an existing street should coincide with existing intersections on the opposite side where practicable. Street jogs with centerline offsets of less than one hundred fifty (150) feet shall not be permitted unless otherwise approved due to unusual conditions. Minimum curb radius shall be twenty (20) feet for intersections of local/service streets and twenty-five (25) feet where a collector street is involved. Intersections shall be designed with a flat grade where practicable; in rolling terrain, a leveling area not exceeding 2% grade shall be provided for at least sixty (60) feet from the nearest right-of-way line. Earth banks and vegetation that create traffic hazards by limiting visibility shall be cut or removed as necessary in connection with grading of the right-of-way. Cross-slopes on all streets, including intersections, shall be three (3) percent or less unless otherwise approved.
16.4011 BRIDGES: Bridges determined by the City Council to be of primary benefit to the subdivider shall be constructed at the subdivider’s full expense without reimbursement. Where a bridge is not of primary benefit to the subdivider, cost sharing may be established by special agreement, and the subdivider’s share may be charged pro rata as a percentage of land developed and served.
16.4012 STREET DEDICATIONS AND RESERVATIONS: Street systems in new subdivisions shall be laid out to eliminate or avoid new perimeter half streets. Where an existing half street is adjacent to a new subdivision, the other half shall be improved and dedicated by the subdivider unless an alternative is approved. Where a subdivision borders an existing narrow street or where adopted plans or zoning indicate future realignment or widening, the subdivider shall improve and dedicate, at the subdivider’s expense, areas necessary for widening or realignment, to the full width required by these regulations. Land reserved for street purposes shall not be counted in satisfying yard or area requirements of the zoning regulations, whether dedicated in fee or by easement.
16.4013 STORMWATER MANAGEMENT: A subdivision shall not be recommended for approval unless adequate provision is made for storm or flood water runoff channels or basins. Stormwater drainage systems shall be separate from sanitary sewer systems. Storm sewer systems shall be designed by methods approved by the City Engineer, and design computations shall be submitted with construction plans. Inlets shall be provided so surface water is not carried across or around any intersection and is not carried more than six hundred (600) feet in the gutter. Where curb capacity is exceeded, basins or other intercepting facilities shall be provided. Surface drainage patterns shall be shown for each lot and block.

The City may require the subdivider to carry away by pipe or open ditch any spring or surface water existing previously or resulting from subdivision development. Drainage facilities shall be located in the right-of-way where feasible, or within perpetual unobstructed easements of appropriate width, and constructed to City specifications. Where a public storm sewer is accessible, storm sewer facilities shall be installed. Where no outlet is within a reasonable distance, adequate provision shall be made for disposal subject to City approval. In subdivisions containing lots less than fifteen thousand (15,000) square feet and in business or industrial subdivisions, underground storm sewer systems shall be constructed throughout the subdivision and conveyed to an approved outfall unless otherwise approved.

Culverts and drainage facilities shall be sized to accommodate potential runoff from the entire upstream drainage area under maximum potential watershed development permitted by zoning. The City shall evaluate downstream impacts, and where added runoff is anticipated to overload existing downstream facilities, approval may be withheld until provision has been made for recovery of improvement costs or construction of necessary downstream improvements. The City may prohibit subdivision of land within a floodplain where necessary for health, safety, welfare, or conservation.

Where a subdivision is traversed by a watercourse, drainageway, channel, or stream, a stormwater easement or drainage right-of-way shall be provided conforming substantially to the lines of the watercourse and of adequate width and construction. Where inclusion within street rights-of-way is impractical, perpetual unobstructed drainage easements at least fifteen (15) feet in width shall be provided with satisfactory access. Where drainage will carry water across private land outside the subdivision, appropriate drainage rights shall be secured and indicated. The subdivider shall dedicate land on both sides of existing watercourses by easement or fee to a distance determined by the City as necessary for drainage, access, and maintenance. Low-lying lands subject to periodic flooding shall be preserved in their natural state as drainageways and shall not be computed in determining lot area requirements.
16.4014 WATER FACILITIES: Where a public water main is accessible, the subdivider shall install adequate water facilities, including fire hydrants, subject to City specifications. Water mains shall be at least six (6) inches in diameter unless otherwise approved. Water main extensions shall be approved by the City. The location of all fire hydrants and water supply improvements shall be shown on the preliminary plat. Fire hydrants shall be located no more than one thousand (1,000) feet apart and within five hundred (500) feet of any structure, unless different spacing is required by the Fire Department or City standards.

If a public water system is not available, individual wells or a central water system may be permitted at the discretion of the City Council, provided an adequate potable supply will be available to every lot and all applicable County/State approvals are obtained. Water samples shall be submitted for testing, and orders of approval shall be submitted to the City. If the City requires eventual connection to a public water main, the subdivider shall make arrangements for future service at the time of final approval, and the City may require performance or cash security to ensure compliance.
16.4015 SEWAGE FACILITIES: Sanitary sewer facilities shall be designed and constructed in accordance with City construction standards and applicable State and County requirements, and plans shall be approved by the applicable agencies. Where a public sanitary sewer system is reasonably accessible, the subdivider shall connect to the system and provide sewers accessible to each lot.

Where public sanitary sewer service is not reasonably accessible but is anticipated within a reasonable time not exceeding fifteen (15) years, the subdivider may be required to:
A. install a central sewerage system operated and maintained by benefited owners, with mains and laterals in permanent conformance with future public plans and ready for connection; or 
B. provide individual disposal systems while installing sewer mains/laterals to the boundary and providing for future connection, including necessary capping until ready for use. Where sanitary sewer service will not be available for a period exceeding fifteen (15) years, individual disposal systems or central systems shall be installed in compliance with applicable rules.

Where individual disposal systems are proposed, minimum lot areas shall conform to zoning and applicable State/County rules. Percolation tests and test holes shall be performed as directed, and results submitted to the appropriate health authority. No physical connection shall exist between a potable water supply and any sewer that would permit sewage or polluted water to enter the potable supply; sewers shall be kept appropriately separated from wells and water supply sources and structures.
16.4016 SIDEWALKS: Sidewalks shall be included within the dedicated nonpavement portion of the right-of-way of all streets and shall be constructed to City specifications unless specifically waived by the City Council upon recommendation of the Planning and Zoning Commission.
16.4017 PUBLIC UTILITIES: All utility distribution facilities serving new subdivisions—including electric distribution, telecommunications, and cable—shall be installed underground throughout the subdivision, and all utility facilities existing and proposed shall be shown on the preliminary plat. Underground service connections to the street property line of each platted lot shall be installed at the subdivider’s expense unless specifically waived where lots will remain under single ownership and be developed as a single primary use.

The City Council may approve an exception where underground installation is impracticable due to terrain, environmental constraints, or existing adjacent infrastructure limitations, or where the serving utility provider determines underground conversion is not feasible. Any exception shall be expressly stated in the subdivision approval resolution.
16.4018 PRESERVATION OF NATRUAL FEATURES AND AMENITIES: Existing features adding value to residential development or to the City as a whole, including trees, watercourses, drainageways, historic features, and similar assets, shall be preserved where practicable. No trees shall be removed and no change of grade shall occur prior to preliminary plat approval unless authorized by the City. Trees required to be retained shall be protected from damage and from changes in grade.
16.4019 NONRESIDENTIAL SUBDIVISIONS: Nonresidential subdivisions shall conform to all requirements of this Ordinance and shall include such additional standards as the City Council may require. The subdivider shall demonstrate that the street, parcel, and block pattern is specifically adapted to anticipated uses and takes into account nearby uses. Street rights-of-way and pavement shall be adequate for anticipated traffic volumes. The City may impose special requirements for street, curb, gutter, sidewalk, utilities, and stormwater. Extra depth, buffering, and permanently landscaped screening may be required to protect adjacent residential areas. Streets carrying truck traffic shall not normally be extended to the boundaries of adjacent residential areas.
16.4020 SCHOOL AND PARK RESERVATIONS: Where land proposed for subdivision contains areas designated for public school, park, or recreational use in the Comprehensive Plan or other adopted planning document, the City Council may require reservation of such land for a period not to exceed two (2) years from preliminary plat approval.
If the appropriate public entity does not acquire the reserved land within such period, the subdivider may proceed with development in accordance with the approved subdivision plan. Early release may be granted upon written confirmation from the affected public entity.
16.4021 IMPROVEMENTS WITHIN UNICORPORATED JURISDICTION: Subdivision improvements located within the City’s two-mile extraterritorial platting jurisdiction shall comply with City standards unless County standards are more restrictive. All construction plans shall be approved by the appropriate jurisdictional authority. Public improvements intended for County maintenance shall be constructed in accordance with County requirements and accepted by the County prior to final plat recognition.
16.4022 ALLEYS: Alleys shall be provided in commercial and industrial districts unless waived by the Planning and Zoning Commission where other definite and assured provision is made for service access such as off-street loading/unloading and adequate circulation. Alley roadway width shall be not less than twenty (20) feet with a right-of-way width not less than thirty (30) feet. Alley intersections and sharp changes in alignment shall be avoided; where necessary, corners shall be cut off sufficiently to permit safe vehicular movements. Dead-end alleys shall be avoided where possible; if unavoidable, adequate turnaround facilities shall be provided as determined by the City. Alleys are prohibited in residential districts unless specifically approved by the City Council due to unique site conditions.
16.4023 BLOCKS: Blocks shall have sufficient width to provide for two (2) tiers of lots of appropriate depths, except in blocks adjacent to arterial streets, railroads, or waterways. Block lengths, widths, and shapes shall be determined with due regard for adequate building sites, zoning requirements, topography, and the needs for access, circulation, control, and safety. Block lengths in residential developments shall not exceed two thousand (2,000) feet nor be less than five hundred (500) feet; blocks along arterials and collectors should, where practicable, be not less than one thousand (1,000) feet in length. In blocks over eight hundred (800) feet in length, the City may require reservation of an easement to accommodate utilities, drainage, or pedestrian traffic. Pedestrian crosswalks not less than ten (10) feet wide may be required through the center of blocks over eight hundred (800) feet, and shall not exceed twelve (12) percent grade unless steps of an approved design are constructed..
16.4024 LOTS: Lot size, width, depth, shape, and orientation shall conform to the Zoning Ordinance. In no case shall a lot contain less than five thousand (5,000) square feet or be less than fifty (50) feet wide measured at the building line unless a different minimum is established by the Zoning Ordinance for the applicable district. Residential lots not served by public sewer shall be of sufficient size as determined by the City and consistent with applicable State and County requirements to accommodate the proposed private sewage disposal system. Lots reserved for commercial or industrial purposes shall be adequate in depth and width for required off-street service and parking. Corner lots for residential use shall have an additional twenty (20) feet of width to permit appropriate building setback and orientation to both streets.

Each lot shall have satisfactory access to an existing public street. Double frontage and reverse frontage lots shall be avoided except where necessary to separate residential development from traffic arteries or to overcome disadvantages of topography or orientation; where used, a planting screen easement of at least ten (10) feet shall be provided along the rear line abutting a traffic artery, across which there shall be no right of access. Side lot lines shall be substantially at right angles to straight street lines or radial to curved street lines. Building lines shall be shown on all lots where required by the City Council in accordance with subdivision needs.
16.4025 EASEMENTS: Easements centered on rear lot lines shall be provided for utilities and shall be at least ten (10) feet in width unless otherwise approved. Proper coordination shall be established between the subdivider and applicable utility companies for establishing easements in adjoining properties. Where topography or other conditions make rear easements impractical, perpetual unobstructed easements at least ten (10) feet in width shall be provided along side lot lines with satisfactory access to the street or rear lot lines. Drainage easements shall be provided where necessary and shall remain unobstructed.
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16.501 [bookmark: _Hlk177911472][bookmark: _Hlk177901408]GENERAL PROCEDURE: In order to obtain approval of a proposed subdivision, the owner and subdivider shall submit a preliminary plat and final plat in accordance with this Chapter, shall complete required improvements or provide approved financial security, and shall obtain final approval by the City Council prior to recording any final plat. No lot within a proposed subdivision shall be sold, transferred, or conveyed by reference to a plat until the plat has received final approval and has been recorded in accordance with Iowa law.
16.502 PREAPPLICATION CONFERENCE: Prior to submission of a preliminary plat, the subdivider is encouraged to schedule a preapplication conference with the City Clerk or designee. The conference may include the City Engineer, Building Official, Planning and Zoning Commission representative, and other City or utility representatives as deemed appropriate.
A. Review applicable zoning and subdivision requirements
B. Identify infrastructure or utility constraints
C. Discuss procedural steps and timelines
D. Address potential design concerns prior to formal submission
For the preapplication conference, the subdivider may submit a map or sketch showing the general location of the proposed subdivision, the general location of any proposed streets and improvements, and the general arrangement of intended land uses in relation to surrounding property. The subdivider may present the sketch plan to the Planning and Zoning Commission for informal comment prior to incurring significant costs for preparation of a preliminary or final plat. Comments at this stage are advisory only and do not constitute approval.
16.503 PRELIMINARY PLAT REQUIRED: The subdivider shall prepare and file a preliminary plat drawn to a scale appropriate for review (generally not more than one (1) inch equals one hundred (100) feet unless otherwise approved) and shall include the following information:
1. Title, scale, north point, and date.
2. Subdivision boundary lines with dimensions, bearings, angles, and references to section, township, and range lines or corners; exterior boundaries shall be indicated by a bold line.
3. Existing and proposed streets, alleys (if any), and sidewalks, in or adjoining the subdivision, showing right-of-way widths, pavement widths, approximate gradients, curb and gutter, planting strips, and proposed street lighting locations where applicable.
4. Proposed layout of blocks and lots showing lot numbers, dimensions, radii, arcs, chords, and areas for irregular lots.
5. Building setback lines or front yard lines as applicable.
6. Parcels proposed to be dedicated or reserved for schools, parks, playgrounds, open space, drainageways, or other public/semi-public/community purposes.
7. Existing and proposed easements, including location, width, purpose, and limitations.
8. Existing and proposed utilities and utility easements (including sanitary sewer, storm sewer, drainage facilities, water lines, gas, electric, communications), and where applicable the general size/capacity/invert elevations and locations sufficient for review.
9. Proposed subdivision name (not duplicating or resembling existing subdivision names in the County).
10. Names and addresses of the owner, subdivider, developer/builder (if known), and the engineer, surveyor, planner, or architect preparing the preliminary plat.
11. Existing and proposed zoning of the proposed subdivision and adjoining property.
12. A general summary description of proposed protective covenants or private restrictions intended to be incorporated with the plat or deeds.
13. Existing topography/contours at intervals suitable for review, unless waived by the City based on site conditions.
14. Existing blocks, lots, and buildings within and adjacent to the subdivision area, as reasonably necessary for review.
15. Official legal description of property being platted.
16. Location of proposed monuments and control points to be set.
The subdivider shall submit an application for preliminary plat review on forms provided by the City. The application shall include all required materials and the applicable fees as established by the City’s Schedule of Fees. Submission shall include:
A. A digital file set in a format acceptable to the City; and
B. At least one (1) printed full-size copy of the preliminary plat (and additional printed materials if required by the City for field review or meeting packets).
16.505 PRELIMINARY PLAT – PROCESS 
16.505.1 REFERRAL AND STAFF REVIEW: Upon determination that a preliminary plat application is complete, the City Clerk or designee shall refer the application for review to:
A. The City Engineer for review of infrastructure, construction standards, utilities, stormwater, and related improvements;
B. The Building Official for review of zoning compliance and coordination with adopted City standards; and
C. Other agencies or utilities as appropriate (including County review for plats within the extraterritorial jurisdiction, when required).
16.505.2 PLANNING AND ZONING COMMISSION REVIEW: The Planning and Zoning Commission shall review the preliminary plat to determine conformity with this Ordinance, the Zoning Ordinance, the Comprehensive Plan, City construction standards, and other applicable regulations. The Commission may confer with the subdivider regarding changes deemed advisable and may recommend conditions necessary to ensure compliance and adequate public improvements.
16.505.3 COMMISSION ACTION: The Planning and Zoning Commission shall recommend approval, conditional approval, or denial of the preliminary plat and shall transmit its recommendation to the City Council. Conditions of recommendation shall be stated in writing.
16.505.4 CITY COUNCIL ACTION: After receiving the recommendation of the Planning and Zoning Commission, the City Council shall, by resolution, grant tentative approval, grant tentative approval with conditions, or deny the preliminary plat. Tentative approval authorizes the subdivider to proceed with preparation of the final plat and construction plans, but does not constitute final approval or acceptance of any improvements. Tentative approval of a preliminary plat shall be effective for one (1) year unless extended by the City Council for good cause shown. If final approval is not obtained within the effective period, the tentative approval shall expire and a new preliminary plat shall be required.
16.506 IMPROVEMENT AND SECURITY
16.506.1 COMPLETION OF IMPROVEMENTS: Before the City Council approves the final plat, all required improvements shall be constructed and accepted by formal resolution of the City Council, unless the City Council approves financial security in lieu of completion as provided in Chapter 3. Prior to acceptance of improvements, the City Engineer shall report that the improvements meet City specifications, applicable ordinances, and any development agreements or conditions of approval.
16.506.2 PERFORMANCE SECURITY: The City Council may waive the requirement that all improvements be completed prior to final plat approval if the subdivider provides acceptable financial security in accordance with Chapter 3 of this Ordinance. Any security shall be subject to review and approval by the City Attorney as to form and sufficiency. The City Council may extend the completion date in accordance with Chapter 3.
16.507 FINAL PLAT – PROCCESS
16.507.1 FINAL PLAT GENERAL: The final plat shall conform substantially to the approved preliminary plat and conditions of approval. The final plat may constitute only that portion of the approved preliminary plat proposed to be recorded and developed at the time, provided the portion submitted conforms to all requirements of this Ordinance and provides appropriate access and public improvements.
16.507.2 REQUIREMENTS: The final plat shall conform to the requirements of Iowa Code Chapters 354 and 355 and shall be prepared in a form eligible for recording. The final plat shall show, at minimum:
1. The title under which the subdivision is to be recorded.
2. The linear dimensions in feet and decimals of a foot for subdivision boundaries, lot lines, streets, and alleys (if any), including radii, arcs, chords, points of tangency, and central angles as applicable.
3. Street names and designations of public alleys (if any); continuation streets shall bear the same name as existing streets where applicable.
4. Location, type, materials, and size of all monuments and markers and references to official benchmarks as applicable.
5. The signature and acknowledgment of the subdivision land owner and the owner’s spouse, if required by Iowa law.
6. Certification by the professional land surveyor or professional engineer, as required by Iowa law, that the plat is accurate and complies with applicable statutory requirements.
16.507.3 PLAT ATTACHEMENTS: The final plat shall be accompanied by all documents required by Iowa Code and the City for recording and acceptance, including as applicable:
1. A correct legal description of the subdivision land.
2. Owner/spouse consent certificate(s) as required by law.
3. Abstract of title and attorney’s opinion or other title evidence acceptable under Iowa law.
4. Treasurer’s certificate that the land is free from taxes (as required for recording).
5. Clerk of District Court certificate regarding judgments and liens (as required for recording).
6. County Recorder certificate or other required title evidence as applicable.
7. Dedication certificate for streets and other public property.
8. Statement of restrictions/covenants intended to run with the land, if any.
9. Resolution/certificate of approval by the Governing Body with signature blocks for Mayor and Clerk.
10. Profiles, typical cross sections, and specifications for required public improvements and utilities, where required by City standards or the City Engineer.
11. Certificate by the City Clerk (or designee) that required improvements have been completed and accepted, or that approved security guaranteeing completion has been filed in accordance with Chapter 3, or that the City has entered an agreement to provide improvements and assess costs as permitted by law.
12. Any encumbrance bond or other statutory documentation required under Iowa law.
16.507.4 SUBMISSION OF APPLICATION: The subdivider shall submit a final plat application on forms provided by the City, together with all required attachments, dedications, and applicable fees as established by the City’s Schedule of Fees. Submission shall include:
A. A digital file set acceptable for review and recording coordination; and
B. At least one (1) printed full-size copy of the final plat and any printed supporting materials required by the City for meeting packets or field review.
16.507.5 REFERRAL AND REVIEW: Upon determination that the final plat application is complete, the City Clerk or designee shall refer the final plat to:
A. The City Engineer for verification of improvements and compliance with City standards.
B. The Building Official for verification of zoning compliance and conditions;
C. The Planning and Zoning Commission for recommendation to the City Council; and
D. The County and other agencies as required for plats in the extraterritorial jurisdiction or as otherwise required by law.
16.507.6 PLANNING AND ZONING RECOMMENDATION: The Planning and Zoning Commission shall review the final plat and supporting documentation and shall recommend approval or denial to the City Council. The Commission’s recommendation shall be based on substantial conformance with the approved preliminary plat, satisfaction of conditions, and compliance with this Ordinance and applicable law.
16.507.7 CITY COUNCIL ACTION: The City Council shall approve or deny the final plat by resolution. If the City Council denies the final plat, the denial shall be stated in writing and shall identify the basis for denial. If the City Council determines the final plat does not substantially conform to the approved preliminary plat, or that conditions of tentative approval have not been satisfied, the City Council may remand the final plat to the Planning and Zoning Commission for further review and recommendation.
16.508 RECORDING AND EFFECT: Upon approval of the final plat, the subdivider shall record the plat with the County Recorder and shall provide proof of recording to the City. The City shall not recognize the plat as effective for development or conveyance purposes until proof of recording has been provided.
16.509 FINAL APPROVAL: Final plat approval does not constitute acceptance of maintenance responsibility for public improvements unless such acceptance is expressly granted by resolution of the City Council. No building permits shall be issued for lots within a subdivision until:
A. The final plat has been recorded;
B. Required improvements have been completed and accepted or secured in accordance with Chapter 3; and
C. Adequate access and utilities are available to serve the lot.

3.1 
CITY OF MISSOURI VALLEY, SUBDIVISION REGULATIONS
2
