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Oceanview Acres Estates – Major Preliminary Plat 

Applicants: 
Oceanview Estates, LLC – represented by Zach Sherer (Property Owner / Developer) 
Nick Carter, Carter Surveying & Construction Services (Consultant / Surveyor) 
 
Request: 
Preliminary Plat approval of a Major Subdivision Plat creating four (4) single-family residential 
lots and one (1) street lot. 
 
Legal Description: 
Approximately 40.29 acres, being the NW ¼ of the SE ¼ of Section 18, Township 81 North, Range 
25 West of the 5th P.M. (Union Township). 
 
General Location:  
The subject property is located on the south side of NW 146th Avenue, being approximately      
one-half (½) mile east of the intersection of NW 146th Avenue and NW 142nd Street (Hwy 17). 
(Attachment ‘A’). 
 
Existing Zoning:   
“ER” Estate Residential District  
 
Surrounding Zoning: 
North: “AG” Agricultural District 
South: “AG” Agricultural District / “OS” Open Space District / “ER” Estate Residential District 
East:   “ER” Estate Residential District 
West:  “AG” Agricultural District 
 
Waiver Request (See Attachment ‘C’): 
 

No residential block shall be longer than 1,320 feet. 
 

 
GENERAL COMMENTS:   
 

This preliminary plat (Attachment ‘B’) proposes four (4) single-family residential lots and one (1) 
street lot on approximately 40.29 acres zoned “ER” Estate Residential District. The subject 
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property is the NW ¼ of the SE ¼ of Section 18, Township 81 North, Range 25 West of the 5th P.M. 
(Union Township). The site is entirely zoned “ER” Estate Residential District, and contains no 
existing development or structures. The current land use includes a mixture of row crops and 
natural resources, including drainageways, a large pond and mature woodlands. Properties 
adjacent to the east are also zoned “ER” Estate Residential within the existing subdivision of 
Hilltop View Addition, which was platted in 2000. Hilltop View Addition created nine (9) total 
single-family lots, which presently includes a total of eight (8) existing single-family residences. 
The properties adjacent to the north and west are large tracts zoned agricultural and currently 
used in row crop production. Ground adjacent to the south includes a mix of agricultural, open 
space and residential zoning. A portion of this ground is in agricultural production, including part 
of a larger single-family residential property, and a portion is publicly owned conservation land. 
See Attachment ‘A’ for a vicinity map of the subject property and surrounding area.   
 
The proposed subdivision (Attachment ‘B’) would create four (4) total single-family lots, each 
with frontage and access to the north onto NW 146th Avenue. Lots 1 and 2 are each 9.86 acres in 
size, 332 feet in width/frontage, and extend the full depth of the property north to south at 
approximately 1,293 feet in depth each. Lot 3 is 16.20 acres in size, contains the existing pond on 
the site, and is also 332 feet in width/frontage as well as extends the full depth of the property. 
Lot 4 is the smallest lot in the development at 3.37 acres, as it terminates north of the existing 
pond. The width of Lot 4 narrows moving south, including an angled and slightly jogging side 
property line to the west shared with Lot 3. This configuration ensures that the existing pond and 
proposed ponding easement is entirely contained on Lot 3, which complies with the Subdivision 
Ordinance standard that any bodies of water be wholly located on a single lot. There are no 
outlots proposed with this development, as all area within the subject property is proposed to 
be platted as part of a future buildable lot. There is one street lot (Lot A) required to transfer 
existing road easement fronting the property along NW 146th Avenue over to Polk County as 
deeded right-of-way at time of final plat and acceptance.  
 
Utilities/Natural Resources 
The subject property is presently used in row crop production, with some areas of natural 
resources, including an existing pond, drainageways and mature woodlands. The plat includes 
several proposed drainage easements to capture the natural topography and drainage through 
the site, and prevent encroachment of future development in these areas. The main drainageway 
is located in the west and southwest portion of the development, impacting mainly Lot 1 and 
part of Lot 2. There is also some natural drainage into and out of the existing pond that is captured 
by proposed drainage easements on Lots 3 and 4. The property also contains areas of mature 
woodlands along the west, south and eastern portions of the site. Per the Polk County Zoning 
Ordinance, a minimum of 75% of these mature woodlands must be protected. The plat identifies 
various woodland protection easements to meet this requirement.  
 
The site topography is gradually sloping from high to low moving north to south across the 
property. The high elevation is approximately 944 feet along NW 146th Avenue, and the low 
elevation is approximately 896 feet along the southern boundary of the main drainageway in the 
southwest corner of the site. There is a small area of mapped floodplain in the southwest corner 
along this same main drainageway. The mapped floodplain is partially located on Lots 1 and 2. It 
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has minimal impact as there is more than adequate area remaining on Lots 1 and 2 for future 
residences and accessory structures. Available wetlands mapping indicates there are existing 
wetlands along the drainageways as well as in the area of the existing pond. These are captured 
and protected by the proposed easements identified on the plat.  
 
Public water must be supplied to the development, and is available through Xenia Rural Water 
District. There is an existing two-inch (2”) water line that terminates west of the plat boundary. 
The owner/developer and their consultant have been coordinating with staff and Xenia Rural 
Water on the process to connect and extend this water main across the frontage of the 
development to provide public water access to each lot. Water main construction plans have 
recently been submitted to our office for review and comment. Future permitting with Polk 
County and the Iowa Department of Natural Resources will be required for this work. The water 
main extension is considered a plat improvement that must be completed, or surety provided to 
guarantee future completion of this work, prior to final plat approval. Wastewater treatment 
needs for each lot will be met with private septic systems, to be designed and installed at the 
expense of the lot owner at time of future home construction. 
 
Midland Power Cooperative provides electrical service in the area. They have been notified of 
the submittal and have commented that service is available for the development, including 
outlining the options and cost to the owner/developer and their consultant. NW 146th Avenue is 
a paved, two-lane local roadway maintained by Polk County. Engineering staff has reviewed the 
preliminary plat and did not have any concerns with future driveway locations or sight distances.  
 
Waivers 
The proposed subdivision plat will require a waiver from the following requirement: 

 

No residential block shall be longer than 1,320 feet. 
 
The Applicants have requested a waiver from this standard. Please see Attachment ‘C’ for the 
submitted waiver request. 
 
STAFF REVIEW:   
 

Staff has reviewed this plat for compliance with the Polk County Zoning and Subdivision 
Ordinances as a major subdivision plat submittal. All four (4) lots proposed meet the dimensional 
requirements for the “ER” Estate Residential District, including area, width, frontage and depth 
to width ratio. While the property contains significant areas of natural resources (drainageways, 
existing pond and mature woodlands), these are accounted for and protected by proposed 
easements that are adequately sized. Furthermore, there is adequate buildable area on each lot 
for a future residence and accessory structures. Each lot has direct frontage and access to NW 
146th Avenue for future driveways and utility services.  
 
The plat is considered a major subdivision due to the requested block length waiver. The Polk 
County Subdivision Ordinance stipulates that no residential block shall be longer than 1,320 feet 
or twelve (12) times the minimum lot width, whichever is less, unless the Zoning Commission 
approves a longer distance in a Neighborhood Access Plan. The maximum block length of 1,320 
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feet would apply in this case. Proposed subdivisions in areas exceeding the required block length 
are required to provide a public street extension(s) to serve the new lots and future development. 
Both the subject property and adjacent properties are evaluated when determining the block 
length, which is measured along the existing public street frontage between the nearest 
perpendicular public streets providing access to adjacent properties on the same frontage. 
 
The subject property has approximately 1,321 feet of frontage to the north along NW 146th 
Avenue. However, when considering adjacent properties and the larger street network in the 
neighborhood, the block length is approximately one (1) mile, as there are no existing public 
streets or rights-of-way between NW 142nd Street (Hwy 17) to the west and NW 128th Street to 
the east. No public street extension is proposed for this development, and no outlot or future 
street lot is proposed to be dedicated. As outlined in the attached waiver request letter 
(Attachment ‘C’), adjoining properties would not benefit from a public street extension or 
dedication of right-of-way. Residential properties to the east are already developed and could 
not be benefited by a new roadway. Additionally, ground adjacent to the south, west and north 
is not able to further develop in which a public street would provide any benefit. Furthermore, 
requiring a public street to serve the proposed development would be difficult and cost-
prohibitive given the site topography and natural constraints. Under a different development 
scenario in which greater than four (4) lots or a cluster subdivision with greater density were 
proposed, a public street extension to serve the subject property could be justifiable.    
 
Following the Zoning Commission’s recommendation, and addressing remaining staff comments, 
the applicants may forward the preliminary plat and recommendation to the Board of 
Supervisors for their consideration and approval. If approved by the Board of Supervisors a final 
plat and required legal documents may be prepared and submitted for the County’s review, final 
approval and recording. At this stage, the Commission’s recommendation would affirm, deny, or 
amend the overall plat layout.  
 
The property does not fall within the two-mile review jurisdiction of any cities. Therefore, none 
were notified of this request, and none would need to provide review or consent prior to final 
approval and recording.  
 
RECOMMENDATION:   
 

Staff recommends approval of the Preliminary Plat of Oceanview Acres Estates, including the 
requested waiver to the block length standard. Staff is supportive of the waiver, due to the fact 
that a public roadway extension would provide no benefit to adjoining properties as well as the 
subject property given the limited density and number of lots proposed.  



Oceanview Acres Estates 
Major Preliminary Plat 

PLAT INFORMATION: This subdivision plat proposes four (4) single-family residential lots and one (1) 
street lot on approximately 40.29 acres zoned “ER” Estate Residential District. The subject property is located on 
the south side of NW 146th Avenue, being approximately one-half (½) mile east of the intersection of NW 146th 
Avenue and NW 142nd Street (Hwy 17).  

SEWER:  Individual Septic Systems  WATER:  Xenia Rural Water District 

TOWNSHIP:  Union OWNER & DEVELOPER:  Oceanview Estates, LLC, 
represented by Zach Sherer (owner/developer) 

Vicinity Map: 

Attachment 'A'



Attachment 'B'





Phone:  515-343-6756  •  www.cartersurvey.com 
8755 NE 27th Avenue •  Altoona, Iowa 50009 

Email:  nick@cartersurvey.com 

November 28, 2023 

Brian McDonough 
Land Use Planning Coordinator 
Polk County Public Works Department 
5885 NE 14th Street 
Des Moines, IA 50313 

RE: Oceanview Acres Estates, Major Subdivision - Preliminary Plat Submittal – Request for 
Waiver of Block Length Requirement. 

Mr. McDonough, 

On behalf of the purchaser of the property included in Oceanview Acres Estates, Carter Surveying & 
Construction Services, LLC has submitted a Major Subdivision Preliminary Plat submittal for said 
property.  As a part of this submittal, we are requesting a waiver to the Block Length Requirement as 
outlined in Section 18 of the Polk County Subdivision Ordinance.  The Block Length Requirement 
would potentially create the need to allocate an area within the proposed Oceanview Acres Estates 
subdivision for County-owned street Right-of-Way.  

In reviewing the current layout of the proposed Oceanview Acres Estates subdivision, NW 146th 
Avenue will provide direct street access to all proposed lots.  To the East, the Hilltop View Addition 
subdivision is fully developed with existing access to each of the lots within that subdivision from 
NW 146th Avenue.  Access from the Oceanview Acres Estates subdivision which would extend 
either West or South would require extensive drainage improvements and/or a significant bridge 
structure due to the existing waterway that runs along the Westerly and Southerly portion of the 
proposed subdivision.  Constructing these improvements would be cost-prohibitive and would 
provide minimal benefit as most of the land to the South is public land owned by the US government 
where public vehicular access would not be allowed. 

Given the information included herein, there does not appear to be any additional public benefit to 
creating additional street ROW within the proposed subdivision. 

We propose this waiver to the Block Length Requirement and request that no additional public 
ROW be required within the proposed Oceanview Acres Estate Subdivision. 

If you have any questions or comments, please do not hesitate to contact me. 

Attachment 'C'



Brian McDonough 
Land Use Planning Coordinator, Polk County Public Works Department 
Oceanview Acres Estates - Major Subdivision Submittal 
Request for Waiver of Block Length Requirement 
November 28, 2023 
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Sincerely,  

 
 

 
Nicholas F. Carter, PE, PLS 
Carter Surveying & Construction Services, LLC 
 
 
 
 
Attachment 
cc:  File 
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