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City of Johnston 

NW Saylorville Drive Expansion Annexation Options 

Background 

Since the 1998 Johnston Comprehensive Plan, the area along Saylorville Drive to the north/east of 

Highway 141 has been identified as a future growth area for the City of Johnston.  The Johnston 2030 

Comprehensive Plan, adopted in 2010, identifies 1,616 acres along NW Saylorville Drive as this future 

growth area. Much of the area is identified for low-medium density housing with some commercial 

and business park zoned areas along the southern sections of Saylorville Drive and Highway 141. The 

NW Saylorville Drive Expansion Area Focus Area in the Johnston 2030 Comprehensive Plan identifies 

the following Policies and Action Steps: 

NW Saylorville Drive Expansion Policies: 

NAP.1.  Johnston will expand its city limits into the NW Saylorville Drive Expansion Area as growth 

begins to absorb the current supply of vacant, developable land. 

NAP.2.  The city will proactively plan for utilities and improvements needed to support future 

development in the Northwest Area. 

NAP.3.  Create a quality living environment that reflects the area’s natural resources as well as the 

character elements that define the existing City of Johnston. 

 

NW Saylorville Drive Expansion Action Steps: 

NAA.1.  New development should preserve significant natural resources. 

NAA.2. Conduct more detailed feasibility studies to examine the routing, cost and financing 

mechanisms for the extension of utilities to the area and the construction of future roads. 

NAA.3.  Future annexation areas should have the zoning established consistent with the adopted 2030 

Land Use Plan or be designated as Agricultural Reserve (AR) until such time as the property 

develops. 

NAA.4.  Johnston should use its extraterritorial review authority to help ensure that new developments 

conform to the city’s long-term vision for the area. 

 

To this end, in June 2015 Foth Engineering completed the Municipal Sewer and Water Supply 

Facilities Plan for the NW Saylorville Drive Expansion Area. The minimum projected cost for 

extending water and sanitary sewer south of Saylorville Dr. was estimated at approximately $8.2 

million. The plan projected the service area for these utilities to include 1,600 acres, of which 1,100 

were anticipated to be developable.  

 

In 2016 Camp Dodge began an environmental review of 580 acres within the growth area for potential 

acquisition and shortly thereafter began land acquisitions. City comment was provided in response to 

the report indicating Camp Dodge land acquisition would conflict with City future land use plans and 

prior joint land-use discussions. In June of 2017 Camp Dodge’s Final Environment Assessment 

confirmed Camp Dodge plans to acquire the full 580 acres to expand training grounds. When the 

remaining acres are acquired by Camp Dodge, approximately 714 acres of developable property will 

remain within the Comprehensive Plan identified growth area.  These 714 acres include Beaver Creek 

Golf Course and Hoyt Tree Farm, properties that were previously designated as quasi-public property 

but are now potentially available for partial development. Foth has also identified an additional 700 
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serviceable acres outside the Comprehensive Plan Area north of Saylorville Dr, making the total 

potential developable acres approximately 1,400.     

For a complete map of the serviceable area see page six.  

Original 2030 Proposed Northern Land Use Map With Camp Acquisition Overlay 

 

Since the above Future Land Use Map was completed, unincorporated development within the 

Comprehensive Plan area but outside the City of Johnston’s 2-mile review radius has continued at 

a steady pace. The ongoing large lot septic served residential developments necessitate the City of 

Johnston moving forward with annexation north of Saylorville Drive to encourage city service 

based development or to consider removing the area from the Comprehensive Plan’s Future Land 

Use Map due to insufficient development potential.  

Annexation Petitions 

Seven property owners representing approximately 537 acres have petitioned for annexation into 

the City of Johnston (see map below). Staff has worked with Camp Dodge on annexation and 

utility easements and recommends including the portion of Camp Dodge in blue. In addition, the 

Navy has acquired property separate from Camp Dodge, highlighted in red, that would be included 

in the annexation.  In the scenario presented in Figure 2, the proposed annexation would include 

all of the colored properties and be 100% voluntary, excluding government property which does 

not require consent.  

Future Camp 
Dodge  

Figure 1 



3 
 

 

Figure 2 

 

Landowner annexation status 

Signed annexation petitions: Hoyt Tree Farm (38 acres), Beaver Creek Golf Course (210 acres), 

Rueter Farms LLC (64 acres), SSDJ Land (6.26 acres), Lamar Koethe (79 acres), Saylorville 

Farms LLC (26 acres). All Points Development LLC North of NW Saylorville Drive (120 acres). 

Totaling approximately 537 Acres.  

None of the signed annexation papers are conditioned on the immediate extension of city services.  
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Expressed interest: Prairie Vista LLC (Non-contiguous, would require some involuntary 

annexation within 80/20 annexation allowances), Vogel Land LLC (non-contiguous to northern 

growth area, can be brought in through a separate annexation), Josh & Tracy Uhlman (Non-

contiguous, would require some involuntary annexation within 80/20 annexation allowances) 

Possible long-term interest: Christenson Family Farms LLC 

Likely Camp Dodge Acquisitions: Miller Farm Properties LLC, Donald and Shirley Des Planques 

 

Annexation Process & Timeline 

An annexation would proceed under Section 368.7.1 of the Iowa Code. This is the process for what is 

generally termed an 80/20 annexation. This process allows for up to 20% of the land area to be non-

consenting property and/or the inclusion of public lands when no petition for annexation is provided. 

Should public lands be included in an annexation under this provision that land area would not count 

towards the consenting property total or the non-consenting property total.  

The process for the anticipated annexation would be as follows: 

• Council accepts the annexation petitions and initiates review of the annexation proposal. 

• The City would hold a consultation meeting with the Polk County Board of Supervisors and 

the Jefferson Township Trustee’s. 

• The annexation proposal would be reviewed by the Planning and Zoning Commission for a 

recommendation. 

• The City Council would set a date for a public hearing. 

• The City Council would hold a public hearing and make a final decision regarding annexation 

by Resolution. 

• The annexation proposal would be submitted to the State of Iowa City Development Board for 

consideration. 

• The City Development Board would hold a public hearing and make a final decision. 

• If approved, the annexation would be filed with the Secretary of State for the State of Iowa.  

The annexation process typically takes up to six months to complete from the time of initiation of 

review of the annexation proposal.  

Taxable Value & Population Projections 

The following chart provides a possible taxable valuation and population if the serviceable area (Figure 

3) fully developed in accordance with the Johnston’s Future Land Use Map. Additionally, the Beaver 

Creek Golf Course is anticipated in these projections to develop with a mixture of uses and the areas 

outside the Comprehensive Plan are calculated as low-medium density residential.  These numbers are 

simply to provide a sense of scale to the growth area. Actual property values and populations are likely 

to vary significantly.    
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 Growth Area 

Developable Acres 1,400 

Possible Population 10,000 

Possible Total Taxable Value $600,000,000 

Possible Annual City Property 

Tax Revenue $6,900,000 
Table 1 

City Services for Northern Growth Area 

Sewer and water installation costs vary dependent on infrastructure alignment and potential service 

areas. Other city service costs will be relatively independent to the scale of development. Some known 

expenses include what is expected to be the eventual necessity of dedicated 24/7 police and fire 

protection for the area. Service levels would ramp up intermittently over the course of development 

before reaching the full-service cost estimates below. A sub-station for city services would also likely 

be necessary at some point, the cost of which has not been estimated. Camp Dodge has expressed some 

interest in providing land for a sub-station on their property south of the NW Saylorville Dr. and Beaver 

Dr. intersection.  

Position 

Hours 

Worked 

Per Year 

Hourly 

Wage + 

Benefits 

Total 

Expense 

# of 

Employees Total Annual Cost 

Police 2,210 $37.08 $81,946 6 $491,680 

Fire 2,920 $26.52 $77,438 12 $929,256 

Parks 

Maintenance 2,080 $30.29 $63,003 2 $126,006 

Public 

Works 

Maintenance 2,080 $33.04 $68,723 5 Self-funded from utility  

             Total $1,546,948  
Table 2 
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Sewer and Water Services 

Sewer Alignment: Below is the preferred long-term cost-effective alignment which could be completed in segments depending on 

development need. An alternative sewer alignment along Highway 141, avoiding Camp Dodge property is also available but is not 

preferable unless environmental reviews on Camp Dodge property reveal issues or cause unacceptable delays. Segments C & D would 

service potential long-term needs and would not be constructed until demand warrants, likely years down the road. Possible timelines 

are provided on page 8 (Table 3). Easements through Camp Dodge are anticipated to be provided at no cost beyond those associated 

with environmental review.  

 

 

Figure 3 
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Water Alignment: Below is the preferred water alignment. Segments C, D and the Water Tower are for long-range planning purposes 

only and would not be constructed until demand warrants. Sufficient demand for completing these segments, particularly segment C 

and the water tower, are likely decades into the future.  

 

 

Figure 4 
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Utility Financing 

Staff has reviewed two possible sewer and water construction timelines to provide a sense of 

potential short-medium term water and sewer rate impacts. Additionally, the sewer Scenario 1 is 

provided twice, one utilizing TIF and one without.  The long-term objective is to have the 

infrastructure significantly self-funded through connection fees and new user service fees. 

However, due to the extensive infrastructure needed to make the area development ready, there 

are inevitable short-medium term sewer rate increases needed beyond what is currently scheduled.  

Scenario 1 Construction Timeline: Scenario 2 Construction Timeline: 

Water: Water: 

Segment A - $2.5M 2019 SRF Segment A - $2.5M 2019 SRF 

Segment B - $3.1M 2020 SRF Segment B - $3.1M 2023-24 SRF 

Segment C - $4.2M 2033-40 Segment C - $4.2M 2035-40+ 

Segment D - $2.5M 2026-28 Segment D - $2.5M 2030-32 

Water Tower - $2.6M (with C or D) 2035 Water Tower - $2.6M (with C or D) 2035 

Total - $14.9M Total - $14.9M 

Sewer: With & Without TIF  Sewer: TIF  

Segment A - $3.9M 2019 SRF & with and without TIF Segment A - $3.9M 2019 SRF & TIF 

Segment B - $6.7M 2020 SRF & with and without TIF Segment B - $6.7M 2023-24 SRF & TIF 

Segment C - $1.4M 2033-40 Segment C - $1.4M 2035-40+ 

Segment D - $1.8M 2026-28 Segment D - $1.8M 2030-32 

Total - $13.8M Total - $13.8M 

Table 3 

Water improvements  

Under both scenarios shown in Table 3 initial water main extensions are anticipated to be financed 

through State Revolving Loan Funds (SRF) which will save the city approximately 50% on 

traditional financing costs. Additional utility segments will also likely qualify for SRF loans if 

existing users or non-speculative users can be identified for service connection.  These low interest 

rate SRF loans in combination with the anticipated 2011A GO debt being paid off in FY 2020 

provide the initial debt service capacity needed without the need for additional water rate increases 

beyond what has already been recommended through 2022. Water rate recommendations do not 

extend beyond 2022 but the construction of segments C & D, while far out in the future and 

difficult to predict, will likely necessitate additional rate hikes. 
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Water Rate Increase Projections 

Service 
Area 

None: No 
Extension 

Scenario 1 
(Table 3) 

Scenario 2 
(Table 3) 

Alignment 
None: No 
Extension 

Camp Dodge Camp Dodge 

2017 7.50% 7.50% 7.50% 

2018 7.50% 7.50% 7.50% 

2019 5.00% 5.00% 5.00% 

2020 5.00% 5.00% 5.00% 

2021 0.00% 0% 0% 

2022 0.00% 0% 0% 

2023+ No data No data No data 
Table 4 (Service extension years shown in blue) 

The above rate projections are based on the assumptions shown in the table below. These 

assumptions utilize existing data and best guesses by City Staff and Public Financial Management 

(PFM) who helps provide the City on the utility rate recommendations and financial projections. 

Revenues and new users are expected to begin occurring the year after the infrastructure segment 

is installed. A 20 year revenue bond is assumed under both scenarios. 

 

Assumptions 

Annual 
Connection 

Fee Revenue 

Annual 
New 

Users 

Base Case $30,000  100 

Segment A 
Additional 

$38,000  
Additional 

19 

Segment B 
Additional 

$54,000  
Additional 

27 
Table 5 

Sewer Improvements 

Sewer installation costs are higher than water in the short run and the existing sewer enterprise 

fund has additional constraints. To reduce short-medium term sewer rate increases the use of Tax 

Increment Financing, limited to one 100-acre residential development area, has been assumed as 

per prior Council member discussions in two of the three rate projections shown in Table 6. For 

example, a successful 100 acre residential development at 2.5 units per acre could generate up to 

$5-7 million worth of unrestricted revenue to help pay for sewer extension costs. Not considered 

in the current analysis is the use of a Commercial TIF which could also or alternatively assist in 

infrastructure financing, if commercial property were to initially develop. The City also expects to 
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qualify for SRF loans for extending sanitary services to Beaver Creek Golf Course (Segment A) 

and potentially additional segments if non-speculative users can be identified. 

PFM has estimated necessary sewer rate increases shown below based on conservative projected 

connection fee revenues, user growth and TIF revenue.  If utilizing TIF, a GO Bond would be 

necessitated, and the City would likely need to make an exception to the internal debt limit.  Below 

sewer rate increase projections are shown without service extension to the north and under the 

extension scenarios shown in Table 3 on Page 8.  

 

Sewer Rate Increase Projections 

Scenario 
None: No 
Extension 

Scenario 1  
No TIF 

Scenario 1,  
100 acre 
Residential 
TIF 

Scenario 2, 
100 acre 
Residential 
TIF 

See Table 3 for Scenario Construction Timelines 

Alignment 
None: No 
Extension 

Camp 
Dodge 

Camp 
Dodge 

Camp 
Dodge 

Bond 
Term 

None 20 years 15 years 15 years 

2018 2.50% 2.50% 2.50% 2.50% 

2019 2.50% 5.50% 5.50% 2.50% 

2020 2.50% 5.50% 5.50% 2.50% 

2021 2.50% 5.50% 5.50% 2.50% 

2022 2.50% 5.50% 5.00% 2.50% 

2023 2.50% 5.50% 4.00% 2.50% 

2024 2.50% 2.50% 2.00% 5.00% 

2025 2.00% 2.50% 2.00% 5.00% 

2026 2.00% 2.50% 2.00% 5.00% 

2027 2.00% 2.50% 2.00% 2.00% 

2028 1.00% 2.50% 2.00% 1.00% 

2029 1.00% 2.50% 2.00% 1.00% 

2030 0.00% 0.00% 0.00% 0.00% 

2031 0.00% 0.00% 0.00% 0.00% 

2032 0.00% 0.00% 0.00% 0.00% 
Table 6 (Service extension years shown in blue) 

Assumptions applied to the above sewer rate projections are shown in the table below.  Revenues 

associated with each segment are projected to occur the year after each segment’s construction.  

Assumptions 

Annual 
Connection 
Fees 

Annual 
New 
Users 

Base Case $85,000  100 
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Segment A 
Additional 

$38,000  
Additional 

19 

Segment B 
Additional 

$54,000  
Additional 

27 
Table 7 

TIF assumptions include two staggered 50-acre residential sub-divisions totaling 250 homes with 

assessed values averaging between $250,000 and $275,000.  Rate increases would not be impacted 

even if TIF Districts significantly underperformed until fiscal 2024. 

Conversations with developers and the Economic Development Committee, along with an 

examination of other metro area connection fees suggest $6,000 per acre in combined sewer and 

water connection fees is an appropriate initial rate. Escalations in the connection fees are 

recommended to occur over a relatively a short timeframe however. Given these assumptions, 

connection fees have the potential to recoup 35-50% of the costs associated with sewer and water 

extension in the long-run. The combination of TIF increment, new users and rate increases would 

make up the difference.  

Projected Connection Fees & TIF Revenue 

 

North of 

Saylorville 

Comprehensive 

Plan Area 

North of 

Saylorville all 

Serviceable 

property 

Developable Acres 714 1400 

Total Projected Connection Fees at  

$7,500 per acre average 
 $5,355,000   $10,500,000  

100 Acre 2.5 Density Residential 

TIF 
 $5,000,000   $5,000,000  

50% 5 Year Value of 100 acre 

Commercial TIF 

(Not included in any rate 

projections, shown only as 

possibility) 

$4,000,000- 

6,500,000 

 $4,000,000- 

6,500,000 

Table 8 

Gas, Electric, Internet 

Black Hills Energy and Mid-American Energy have gas mains in the growth area vicinity. The 

City of Johnston has existing service agreements with Mid-American which has indicated a desire 

to service the area and an ability to provide service for up to 1,000 homes within 18 months. 

Additional gas extension options could eventually service the entire area at no cost to the City of 

Johnston. Mid-American Energy also has 3 phase electric lines along Beaver Dr. and Highway 

141. There is initial electrical capacity for more than 1,000 homes and the ability to expand service 

to the growth over time with the addition of a sub-station.  

Currently most of the growth area is served by Century Link DSL. Efforts to determine additional 

service options have so far been unsuccessful. Some existing residents have expressed possible 
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interest in annexation if additional ISP options were available, though service options are unlikely 

to be in the City of Johnston’s control.  

 

School District 

The initial annexation area is all within the Johnston School District Boundaries. Additional 

property within the 2030 Growth Area 

includes several hundred acres in the Granger 

School District and nearly all of the property 

outside the Comprehensive Plan area is in the 

Granger School District. The Johnston School 

District currently owns property in 

Crosshaven that could serve as an elementary 

school for a portion of the growth area. 

Extended conversations with the Johnston 

school district have not yet taken place.  

 

Immediate Development Potential and Challenges 

Currently some interest has been shown in small lot housing development along Saylorville Dr. 

contingent on City services being available. Additionally, some hotel and business interest has 

been received in Johnston’s future commercial growth areas, though City sewer and water 

commitments are necessary before serious consideration is likely to occur. The Navy/Marines are 

planning construction of a training facility in the Segment B service area. The timelines are 

unlikely to initially line-up with Johnston’s utility extension, but it is possible the facility will 

eventually hook-up into Johnston sewer and water.  

Small-scale housing developments utilizing septic are already sporadically occurring in the 

unincorporated growth area. Overtime additional development in unincorporated Polk County will 

further restrict Johnston development opportunities in the area unless Johnston expands its 2-mile 

review radius through annexation.  

Nearby Polk City is averaging 60 building permits a year and experienced a 46% population 

increase between 2000-2010 along with moderate neighborhood commercial and retail 

development. Likewise, Granger has more than doubled in size in the past 10 years with growth 

being driven primarily by residential development. These successes indicate the demand for 

housing in the Growth Area if City services are extended and connection fees held to a minimum.  

Substantial traffic and tourism is already in place in the area. Traffic counts on area arterial roads 

include 2,100 vehicles per day (VPD) along NW Beaver Drive, 7,200 VPD along Saylorville Dr. 

and 22,500 VPD along Highway 141. Jester Park projects up to one million visitors per year after 

the completion of their nature center and 1.4 million visitors per year currently use Saylorville 

Lake which is continuing to modernize their visitor facilities. The scenic backdrop, tourism, 

Granger School 

District 

Johnston School 

District 
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amenities and proximity to the metro suggests significant development potential exists, though it 

is likely primarily limited to low-medium density residential outside the Highway141 frontage and 

pockets of Saylorville Dr. The timeline for significant development of the area is very difficult to 

predict given the potential for economic shifts during a long-term time horizon, ongoing Highway 

141 traffic concerns, and present uncertainty surrounding city services.  

Highway 141 traffic does present some challenges to growth. NW Beaver Dr. does not provide a 

convenient route into the greater metro area and Highway 141 traffic counts and traffic lights 

continue to rise slowing traffic. The Iowa DOT and Polk County have begun exploring options to 

improve traffic flow and make access onto Highway 141 near the growth area safer. Funding for 

these projects is not currently secured but conversations will be occurring over the next six months.  

Possible Development Agreement Strategies 

The reliance on connection fees and TIF for financing the sewer and water infrastructure inherently 

creates the risk of having to further increase utility rates if development were not to occur in a 

timely fashion. Some of this risk can be mitigated by phasing the infrastructure installation or 

incentivizing developers to quickly take advantage of development opportunities. However, none 

of these strategies provide a guarantee of success or eliminate the risk associated with a local or 

regional economic downturn.  

Suggested development strategies include: 

1. Requiring good faith marketing efforts and/or onsite investment from key property owners 

prior to infrastructure extension to their area. 

2. Implementation of significant connection fee escalators to encourage initial sub-division 

and development. An example of this would be a $500 per year increase in per acre 

connection fees shortly after an area becomes serviceable.  

3. Delaying infrastructure extension until viable development projects are identified while 

encouraging potential projects through utility planning, easements acquisitions and 

budgeting.  

Possible Annexation & Infrastructure Options 

1. Do not proceed with annexation and remove areas north of Camp Dodge from the 

Comprehensive Plan.  

2. Proceed with annexation and infrastructure engineering/planning but delay infrastructure 

installation until appropriate development projects are identified.  

3. Proceed with annexation, engineering and negotiation of Phase 1 infrastructure installation 

to Beaver Creek Golf Course while periodically evaluating opportunities that warrant the 

extension of services further north 

Staff Recommendation 

If Council supports annexation of the area shown in Figure 2, staff will proceed with the annexation 

process outlined on page three. Staff suggests shortly after initiating annexation proceedings 



14 
 

moving forward with infrastructure engineering and easement acquisition along with the Camp 

Dodge environmental reviews necessary to eventually proceed with utility Segments A & B.  

Staff recommends deferring infrastructure installation until a high-quality project has been 

identified in the segment A or B service areas and/or until landowners are able to provide the City 

agreeable land development and marketing plans. Highway 141 access arrangements between 

property owners should also be in place prior to utility service extension.     

Any areas desired for eventual inclusion into Johnston currently outside the Comprehensive Plan’s 

Future Land Use Map should be addressed with a Comprehensive Plan Update with consultation 

from adjacent municipalities and School Districts. Staff recommends inclusion of most serviceable 

areas into the Future Land Use Map to help disperse utility extension costs associated with 

traversing the initial undevelopable areas. Reduction of the anticipated service area and/or number 

of units would provide minimal cost reductions for sewer and water extensions.  

 


