ARTICLE 5:  REQUIRED IMPROVEMENTS

Section 5.01 Required Improvements: General.

The subdivider shall design and construct improvements using standards not less than the standards outlined in this Ordinance. All such plans shall be approved by the Planning Commission and City Council upon recommendation of the City Engineer.

The work shall be done under the supervision and inspection of the City and shall be completed within the time limitations established herein. The minimum requirements for materials shall be in accordance with specifications approved by the City. Standards applicable to health and sanitation as required by the Nebraska Department of Environmental Quality and the Nebraska Department of Health shall be the minimum standards required thereof.

All inspection costs and costs for required tests shall be paid by the subdivider.

Section 5.02 Required Improvements: Monuments and Markers.

Monuments and markers placement shall be as follows:

Concrete monuments shall be located at all quarter section points or other reference points tied to the federal land survey on the boundaries of or within the area being platted.

Section 5.03 Required Improvements: Monument Construction.

Monumentation shall meet or exceed the “Minimum Standards for Surveys” as adopted by the Professional Surveyors Association of Nebraska in February 1989. These standards are as follows:

The surveyor shall establish or confirm the prior establishment of permanent monuments at each corner on the boundary lines of the parcel being surveyed. Monuments shall be solid and substantially free from movement. In such cases where the placement of a permanent monument at the true corner is impractical because of instability or is likely to be destroyed, the surveyor shall set a corner accessory monument and show its relationship by dimension to the true corner.

The monuments set shall be constructed of material capable of being detected by commonly used magnetic locators. These monuments shall consist of an iron pipe or steel rod with a minimal diameter of five-eighths inch (5/8”) and minimal length of twenty-four (24) inches. When extenuating circumstances dictate, the surveyor may use such monuments (i.e. nail and washer) that have a probability of permanence. Where a corner or a line falls on or within a wall, column line or other physical feature and the placement of a monument is not feasible, the wall, column line or physical feature shall become the monument by reference thereto.

In addition, monuments shall be set at all block corners, lot corners, deflection points and points of curvature, except in cases where it is deemed clearly unreasonable or infeasible by the City Council.

Section 5.04 Required Improvements: Street Grading and Construction.

All streets shall be graded to a minimum fifteen (15) feet back of the curb or edge of pavement and to within six (6) inches of the street grade established in the approved Final Plat construction plans and specifications. Minimum requirements for pavement construction shall be in accordance with the specifications approved by the Planning Commission and City Council.

Higher design standards may be required by the Planning Commission and City Council to provide for unusual soil conditions or extra-ordinary traffic volumes or other abnormal characteristics.

Curbs and gutters shall be required for all streets within the boundaries of the subdivision unless excepted by the Planning Commission in accordance with the terms of this Ordinance.

Section 5.05 Required Improvements: Street Signs and Lighting.

At least one (1) street sign shall be installed at each street intersection within or on the perimeter of the subdivision and shall be located in the northeast corner thereof, whenever possible, and within the area between the street and sidewalk at a point approximately six (6) inches from said sidewalk or its intended location. The city shall provide and install street lights at each entrance (street or sidewalk) into a subdivision and at each street intersection within the subdivision and at such intermediate points as necessary.

New subdivision lighting shall utilize underground wiring and easements for such wiring shall be indicated on the plat.

Section 5.06 Required Improvements: Sidewalks.

Sidewalks shall be provided in conformance with the requirements of Article 4, Section 4.17 and shall be constructed of Portland cement concrete or other acceptable material as approved by the Planning Commission. Sidewalk thickness shall not be less than four (4) inches. The subdivider need not install such sidewalks until building construction is completed on a lot by lot basis to avoid damage by heavy equipment. Sidewalks shall be constructed on any undeveloped lot within six (6) months, by the owner, after a directive from the City.

Section 5.07 Required Improvements: Landscape Screens.

Landscape screens, as required by the city, shall be installed at the subdivider’s expense as a buffer for the protection of residential properties along major streets, railroad rights-of-way, and land uses which are substantially different from that proposed in the subdivision.

Section 5.08 Required Improvements: Drainage.

A drainage system shall be designed and constructed by the subdivider to provide for the proper drainage of surface water of the subdivision and the drainage area of which it is a part. Culverts shall be constructed and installed whenever necessary as determined by the Planning Commission to provide adequate drainage in accordance with recommendations of the City Engineer. In addition, the developer shall submit, unless specifically waived by the Planning Commission, a Drainage Report prepared by a registered professional engineer or surveyor as to the existing and proposed drainage conditions. A Preliminary Report shall be included on the Preliminary Plat. The Final Report shall be attached to the Final Plat and shall include an evaluation of the ability of the proposed water courses, drainage tiles, storm sewers, culverts and other improvements pertaining to drainage or flood control within the subdivision to handle the run-off which would be generated by the development of the land within and above the subdivision and the impacts of such drainage on downstream drainage systems.

A.
The Preliminary Plat Report shall include:

1.
Preliminary estimates of the quantity of storm water entering the subdivision naturally and upon full development of lots within the subdivision.

2.
Existing conditions of the watershed that may affect the proposed subdivision, such as soil type, drainage channels, obstructions and the like.

3.
A Preliminary Grading Plan illustrating proposed drainage management.

B.
The Final Plat Drainage Report shall contain:

1.
Calculations of the quantity of storm water entering the subdivision naturally and estimates of such storm water upon full development within the subdivision based on the proposed zoning.

2.
Quantities of flow at each pick-up point.

3.
Estimates and type of temporary erosion control measures necessary to control erosion during construction.

4.
A description of an adequate drainage system within the subdivision and its design capacities based on a ten (10) year storm.

C.
Drainage Requirements. The subdivider shall provide adequate drainage facilities within the subdivision including storm sewers determined to be necessary by the Planning Commission upon recommendation of the City Engineer. If storm sewers are not necessary all open ditches shall be graded and all pipes, culverts, intersection drains, drop inlets, bridges, headwalls, gutters and similar or related installations necessary to provide adequate surface water drainage shall be constructed and installed in accordance with plans approved by the Council upon recommendation by the City Engineer.

D.
Drainage System Standards. All streets shall be provided with an adequate storm drainage system of curbs, gutters and storm sewers or side ditches.

Curb drainage inlets shall be provided at appropriate intervals along streets with curbs and gutter drainage. Where inlets connect to storm sewers, a drain inlet structure and a protective grating shall be installed.

All streets having curb and gutter on which storm water flows across intersections shall be provided with concrete cross gutters at such intersections.

All off-street drainage swales and ditches shall be protected by drainage easements noted on the final plat. Where water courses would cross lots diagonally, the subdivider shall straighten such course and shall substantially follow lot lines.

E.
Storm Drain Responsibility. The subdivider shall be responsible for the entire cost and expense for the construction of all storm drain systems; provided, however, that the city, through the City Council, may agree to contribute to and pay up to one-half (½) the difference in cost as determined at the time of approval between the storm drain system requiring a storm drain thirty-six (36) inches in diameter and one requiring a storm drain over thirty-six (36) inches in diameter for plats located within the city limits, or to be annexed with Final Plat approval. City contribution shall be limited to the available funds appropriated for such purposes in the current fiscal year’s budget, provided if requests for such subsidies exceed available funds appropriated for such purposes, the City Council may establish by Resolution, a system of priorities upon which to base City contributions. The dollar amount of city participation for a particular subdivision shall be determined by the City Council as of the date of acceptance of the Final Plat of such subdivision and shall be set forth in the Ordinance approving and accepting such Final Plat. The City’s agreement to make such a contribution shall lapse if the storm drains are not constructed by the subdivider within two (2) years after the date of acceptance of the final subdivision. The subdivider shall be responsible for the installation and maintenance of open ditches for surface drainage where permitted.

Section 5.09 Required Improvements: Sanitary Sewer.

A sanitary sewer system shall be designed and constructed by the subdivider for all lots in the proposed subdivision. The following requirements shall apply:

A.
Type of Improvements. Within the corporate limits, a sanitary sewer collection system including all pipes and manholes shall be provided and said collection system shall be connected to the public sewage system in accordance with plans acceptable to the Planning Commission and City Council.

Within the jurisdictional areas of the City but outside the corporate limits, if a proposed subdivision is so located with regard to an adequate public sewer, either existing or to be existing within one (1) year from the date of application for final plat approval, or that said sewer is located within five hundred (500) feet of the proposed subdivision or can be reached if the cost of installing lateral and connecting sewers from all lots shown upon said plat, exclusive of connections from individual structures; is equal to or less than one hundred fifty (150) percent of the cost of installing a private sewage collection and disposal system for all lots, then adequate lateral and connecting sewers to said public sewer system shall be constructed.

If the subdivision is not located relative to a public sewer system a private collection and treatment system acceptable to the City Council and appropriate to the Nebraska Departments of Health and Human Services and Environmental Quality may be used. However, the City may require the developer to provide a plan for future extension of utilities including permanent easements. If on-site disposal is proposed, the subdivider shall document acceptable percolation rates on each lot and such lots shall be adequately sized to allow for the installation and safe operation of such systems in conjunction with any proposed water supply or well location.

B.
Standards. When applicable, improvement plans for a permanent sewage system shall be provided showing pipe sizes, gradients, type of pipe, invert and finished grade elevations, location and type of manholes, treatment facilities if applicable, and the location, type and size of all lift or pumping stations.

Design Standards of said system shall be subject to the approval of the City in accordance with the following standards:

1.
At least eight (8) inch sewer lines will be installed.

2.
At least four (4) inch service connections from the sewer line to the property line of each lot will be installed with the location marked.

3.
Manholes will be provided at all interceptor and lateral junctions, at the end of each line, and at all changes in direction, grade and size.

Design standard of said system shall be in general compliance with the requirements of the State Department of Environmental Quality.

Section 5.10 Required Improvements; Water System.

A water distribution system shall be designed and constructed by the subdivider to provide adequate water service to all lots in the proposed subdivision. The following requirements shall apply:

A.
Type of Improvement.
Within the corporate limits, a water distribution system including all pipes, fire hydrants, valves and other appurtenances shall be provided and said distribution system shall be connected to the public water system in accordance with plans acceptable to the Planning Commission and City Council.

Within the jurisdictional area of the City, but outside the corporate limits, if a proposed subdivision is so located with regard to an adequate public water supply line, either existing or proposed within one (1) year from the date of application for final plat approval or that said water line is located within five hundred (500) feet of the proposed subdivision or can be reached if the cost of connecting to said water line and installing an adequate distribution system to all lots shown upon said plat, exclusive of connections from individual structures, is equal to or less than one hundred fifty (150) percent of the cost of installing an individual water supply system for all lots, then adequate connecting lines to said public water system shall be constructed.

If the subdivision is not so located relative to a public water line, the City may authorize a community well system. In addition, the City may require a plan for future extension of such utilities, including permanent easements, for utilities throughout the proposed subdivision.

B.
Standards. When applicable, improvement plans for a permanent water system shall be provided showing pipe sizes, type of pipe, locations of fire hydrants and valves and, if applicable supply facilities, booster pumps, elevated or ground level storage tanks and other appurtenances.

Design standards of said system shall be subject to the approval of the City in accordance with the following standards;

1.
The minimum main or pipe size shall be determined by the type of uses to be served and the provision of adequate fire flow capacities. Generally, water lines shall be at least six (6) inches in diameter.

2.
The maximum distance between fire hydrants shall be determined by the City, but generally any portion of the proposed subdivision shall be within two hundred fifty (250) feet of a fire hydrant.

3.
Gate valves on cross-connecting water lines shall be so located that no single break in the distribution system shall require more than five hundred (500) feet to be out of service in high value districts or eight hundred (800) feet in other districts.

Valves or cross connecting mains shall be so located that a break in the secondary distribution system will not necessitate shutting down major distribution lines.

Design standards of the water distribution system shall be in compliance with the requirements of the Nebraska Department of Health and Human Services.

Section 5.11 Required Improvements: Cost of Over-Size Improvements.

Minimum street pavement widths for streets shall conform to the standards established in Schedule A of this Ordinance. Minimum utility sizes shall be determined by the standards of the City with regard to providing service to the subdivision in question. Where pavement widths or larger pipe or main sizes are deemed necessary by the Planning Commission and City Council, the City shall bear the extra cost of providing such greater width or larger pipe or main sizes. The subdivider shall be required to pay for that part of the construction costs for the arterial streets, trunk sewers, or water lines which are serving the proposed subdivision as determined by the Planning Commission and City Council.  The City shall pay the remainder of the costs.

Section 5.12 Required Improvements: Extensions to Boundaries.

The subdivider may be required to extend all necessary improvements to the boundaries of the proposed subdivision at his/her expense to allow for service to future anticipated developments on adjoining lands, as determined by the Planning Commission and City Council.

Section 5.13 Required Improvements: Off-Site Extensions.

If streets or utilities are not available at the boundary of the proposed subdivision or within the distances or costs established in Section 5.11 of this Ordinance and the Planning Commission determines that extensions across undeveloped areas are not warranted, the subdivider, if he/she wishes to proceed with the development, shall pay the cost of such off-site improvements and provide for appropriate off-site easements prior to the approval of the final plat. Such improvements shall be available for connections by subdividers of adjoining lands subject to City approval.

If the City elects to participate in the extension of street, utilities or other public improvements across such tracts, the City Council may establish a connection fee to said lines as reimbursement for the construction of such lines.
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