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I NTRO D U C TI O N

In November 2018 the City of Dyersville commissioned an update to the city 
annexation plan which was approved in 2003 to promote a process for orderly 
growth and the provision of services within the surrounding fringe area. Since 
adoption of the original plan, the City has undertaken several annexations and 
growth is continuing to occur. It is necessary, in light of the 2018 Comprehensive 
Plan update and 2019 zoning ordinance update, to also update the annexation 
plan to reflect the goals of the city and its residents. The following document will 
analyze potential costs and revenues generated from the growth areas where 
annexation may be directed toward in the future.
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DYERSVILLE ANNEXATION PLAN

INTRODUCTION
Plan Contents
The following analysis focuses on the estimated costs 
and revenues to annexation of the areas identified for 
growth within the 2018 Comprehensive Plan: Plan 
Dyersville. An annexation summary table lays out the 
costs and benefits for each annexation area identified in 
the plan. The annexation plan identifies the strategy for 
annexation that builds off the recommendations in Plan 
Dyersville.

Background
The City of Dyersville currently has 1,808 acres of 
developed land, with a total of 4,421 acres of land within 
the city limits. Residential land uses comprise 40% of 
the total developed land, with industrial following at 
35.3%. Undeveloped land within city limits includes 
floodplains, agricultural uses, and vacant land ready for 
development. 

 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community

2003 City Limits
2003 Proposed Annexation Area
Current City Limits
ETJ

FIGURE 0.1: Analysis of growth 2003-2018

Dyersville is well served by transportation infrastructure 
to serve growth. Highway 136 runs north-south through 
the community with US Highway 20 running east-west. 
The Canadian Railway Pacific Rail System runs east-west 
near the downtown. 

Overall, Dyersville grew since 1960 with a static 
population in the early 2000s. Despite the slow down, 
the city almost doubled since 1960 with an average 
annual growth rate of 0.74%. 

Based on the projected growth rate over the next 

20 years, Plan Dyersville projects a need for at 

least 675 acres of land for residential, commercial, 

and industrial growth. Nearly all  of this land can 

be accommodated within the current city limits. 
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Annexation may be needed for several reasons:

1. If population grows faster than forecasted in Plan 
Dyersville. 

2. To provide more choices for development and 
support flexibility in the market for development. 

3. If residents petition to be annexed into Dyersville. 

4. If opportunities present themselves where 
annexation would:

a. Support development principles in Plan Dyersville

b. Increase connectivity

c. Protect environmental features

d. Promote economic development in Dyersville

e. Increase public safety, or 

f. Protect orderly growth of the city. 

The 2003 annexation study created 13 separate areas 
with three growth time frames — within 5 years, within 
5 to 10 years, and within 10 to 20 years. As illustrated in 
Figure 0.1, while Dyersville grew over the past 16 years, 
less than 5% of the projected annexation area was 
actually annexed. This is a result of annexation outside 
the planned growth areas, as well as annexing less land 
than what was planned for over the 20 year period.

Iowa Annexation Policy
The State of Iowa Legislative Code allows cities 
to annex land through a voluntary or involuntary 
process, detailed in Iowa Code Chapter 368. In 
all annexation procedures, the application must 
ensure the adequacy of services and that the 
annexation does not create an island. 

 k Voluntary Annexation. Because Dyersville 
is not within two miles of another city, the 
voluntary annexation is relatively easy and 
does not require review by the State City 
Development Board when all property owners 
agree to voluntarily annex.  When the land 
owners of 80% or more of the area being 
annexed submit a voluntary annexation 
request to the City, then the application must 
be submitted to the State City Development 
Board. The City Council does not have to accept 
voluntary annexation request. 

 k Involuntary Annexation. When more than 
20% of land owners oppose an annexation 
request, the involuntary annexation procedures 
in Iowa Code Chapter 368 apply.  The process 
can be initiated by the City Council, the County 
Board of Supervisors, the Regional Planning 
Authority, or 5% of the registered voters of the 
city. Several requirement need to be met for 
involuntary annexation, multiple public notices, 
approval by the State City Development Board, 
and an election in the city. 

City of Dyersville Annexation Policy
The City of Dyersville’s formal annexation policy is 
stated in the Comprehensive Plan: Plan Dyersville. 
The policy recommends avoiding involuntary 
annexation.
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DYERSVILLE ANNEXATION PLAN

TABLE 0.1: Projected Future Land Needs by 2040

LAND USE ACRES

Residential 276

    Low Density 184

    Medium Density 46

    High Density 46

Commercial 35-37

Industrial 364-386

Development Growth
Residential construction activity in Dyersville has mostly 
been single-family homes since 2010 with only a few 
duplex units and eight multi-family units constructed. 
One of the newest residential subdivisions is Castle 
Hill, located at the southeast edge of the city limits, 
with a Phase III planned. After completion of the new 
interchange on Highway 20, the Dyersville Industrial 
Park emerged at the southwest edge of town, where 
land was annexed within the 2003 growth boundaries.

Figure 0.2 from Plan Dyersville shows the primary 
growth areas through about 2040. As the image 
demonstrates, Dyersville is not out of land to develop 
within the corporate limits. These area’s are ideal for 
near term projects which can be accomplished with 
relatively little cost by leveraging existing city services. 
The areas adjacent to the municipal boundaries would 
fall into the next level of development, as they would 
require new infrastructure and expanded services 
to properly serve. The Future Land Use map (Figure 
0.3) should be used for directing different types of 
development to certain areas.

Analysis of Growth Trends. 
During the Plan Dyersville process, an average of four 
growth rates were used to forecast a 2040 population 
of 5,064 residents. Based on this projection, land use 
needs are listed in Table 0.1:

 k New construction will be distributed with 40% 
low density, 20% medium density, and 40% high 
density units.

 k Average gross residential densities will be 3 
dwelling units per acre for low density up to 14 
units per acres for high density.

 k Land designated for residential was twice the area 
needed to provide market choice and prevent 
inflated land costs.

 k Land designated for commercial and industrial 
uses were 1.5 times the area needed to provide 
market choice and prevent inflated land costs. 

Analysis of Services and Service Needs. Annexation 
requires that city services be provided to the newly 
annexed land. These include public safety (police and 
fire protection), infrastructure (road improvements, 
water mains, sanitary sewers), and possibly even new 
facilities (libraries, parks, recreation centers). If Dyersville 
cannot effectively and efficiently provide the necessary 
services to the annexation area, the annexation should 
be reconsidered.

Analysis of Revenues. One of the primary reasons 
cities undertake annexation is to grow their tax base. In 
some cases, however, the costs to provide services to 
the annexation outweigh the increase in tax revenue 
generated. The analysis includes comparing the 
potential property taxes, sales taxes from commercial 
establishments, business taxes, license fees, and any 
other sources of revenue associated with land use 
and development in the annexation area against the 
projected costs discussed above. 

Political Implications. In some instances, 
understanding the potential political impacts of an 
annexation is necessary. Residents in the area being 
annexed may have concerns about higher taxes, 
loss of community identity, or changes in political 
representation. Residents of Dyersville could also have 
concerns that the annexation will strain existing levels of 
service in the community. 

Considerations of Annexation
It is important for Dyersville to consider the full costs 
and benefits of pursuing annexation and the alignment 
it has with the city’s goals for growth and development. 
Annexation should be undertaken after the city 
considers the full range of data and potential impacts 
including growth trends, services and service needs, 
and revenue projections from the annexed areas. 



INTRODUCTION

9 

41 

CHAPTER 1 | DYERSVILLE TODAY

41 

FIGURE 1.28: Growth Opportunity Areas
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1
G ROW TH ARE A S U M MARI ES

As identified in Plan Dyersville, the city of Dyersville will continue to grow, 
necessitating new development. While areas within the current city limits 
can accommodate most of this growth, areas adjacent to existing municipal 
boundaries that could easily be served by city infrastructure may also be desirable 
for development. By identifying the needs and opportunities, the City can 
better plan where that growth should occur to best take advantage of existing 
infrastructure.
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DYERSVILLE ANNEXATION PLAN
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CHAPTER 3 | LAND USE

Future Land Use Priority Growth Areas
The 2040 Future Land Use map should provide both guidance and flexibility to decision makers in the land use process. However, it cannot anticipate the 
design or specific situation of every rezoning application. Rather, it provides a context that helps decision makers, including city staff, the Planning and Zoning 
Commission, and City Council make logical decisions which implements the plan’s overall goals. This section looks at the development growth areas shown in 
the concept and details the priority patterns for an integrated land use plan to meet the future land use needs in Dyersville. 

N

FIGURE 3.4: Development Growth Areas
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Figure 1.1 from Plan Dyersville shows five priority areas to accommodate the projected growth identified in the plan. 
Areas 2-5 are located outside the current city limits and are included among the future annexation areas shown in 
Figure 1.2, along with additional areas for longer-term consideration. The following pages provide a short description of 
the existing conditions, future land use proposed, and a summary of estimated costs and revenues for each annexation 
area.

FIGURE 1.1: Future Growth Areas Identified in the Comprehensive Plan
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TABLE 1.1: Growth Area Summary

GROWTH AREA ACRES ANNEXATION REVENUES ANNEXATION COSTS1 TIME FRAME 
FEASIBILITY

1: North Highway 136 366
Existing Conditions: $  
Peak Future Land Use: $$$$

Existing Conditions: $
Peak Future Land Use: $$$$

Short-Term 
(2020-2030)

2: Dyersville East Road 
Area

197
Existing Conditions:$
Peak Future Land Use: $$$$

Existing Conditions: $
Peak Future Land Use: $$$$$

Medium/Long-Term 
(2030-Past 2040)

3: Northwest Area 819
Existing Conditions: $
Peak Future Land Use: $$$$

Existing Conditions: $$
Peak Future Land Use: $$$$$

Short/Medium-Term 
(2020-2040)

4: Dyersville West 662
Existing Conditions: $
Peak Future Land Use: $$$$

Existing Conditions: $
Peak Future Land Use: $$$$

Short/Medium-Term 
(2020-2040)

5: Highway 20 South 571
Existing Conditions: $
Peak Future Land Use: $$$$$$$

Existing Conditions: $
Peak Future Land Use: $$$$$$$$

Medium/Long-Term 
(2030-Past 2040)

6: South Highway 136 
Residential

159
Existing Conditions: $
Peak Future Land Use: $$$

Existing Conditions: $
Peak Future Land Use: $$$$

Short-Term 
(2020-2030)

7: Southeast Growth Area 671
Existing Conditions: $
Peak Future Land Use: $$$

Existing Conditions: $
Peak Future Land Use: $$$$$

Long-Term 
(Past 2040)

8. Golf Course Road Area 29
Existing Conditions: $
Peak Future Land Use: $ 

Existing Conditions: $$
Peak Future Land Use: $$

Short-Term 
(2020-2030)

1. Including one-time costs for water and sewer extensions

4

3

1

1

2

76

5

 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community

Future Annexation Zones
Current City Limits
ETJ

FIGURE 1.2: Future Growth Areas
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DYERSVILLE ANNEXATION PLAN

1. North Highway 136 
This area is partially developed with light industrial and commercial uses within Dubuque County. The growth area 
includes only the adjacent parcels along Highway 136 north of city limits to Floyd Road. A small amount of floodplain 
limits some development potential, but not significantly. If annexed, there would not be immediate need for road 
improvements but there would be needs for utility extensions as development occur north of existing businesses.

2019 Conditions

 k Relatively flat topography with few environmental constraints.

 k Agriculture land on the east side of Highway 136 with light industrial uses along the west.

 k The North Fork Maquoketa River runs on the west side of the growth area.

Future Land Use

 k High density residential is proposed for the east side of Highway 136 adjacent to the city limits, with commercial 
adjacent to the north.

 k General commercial where existing businesses are located is proposed with Rural Residential beyond.

Annexation Policy Considerations

 k Existing businesses will remain under current operation.

 k Existing businesses have sufficient static and peak water pressure from city mains. Development next to existing 
mains would have sufficient pressure. 

 k New fire hydrants required with annexation to immediately serve existing businesses. 

 k Study the pressure variation if extending the 12” main along Highway 136 north to new development north of 
existing businesses. 

 k Do not develop in the floodplain, but rather passive parks that serve new neighborhoods with trails that link to 
the county greenway system.

 k Many different property owners with existing businesses could result in piecemeal voluntary annexation that may 
take many decades before reaching larger tracts of land to the north. 

N

FIGURE 1.3: North Highway 136 Growth Area
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TABLE 1.2: Growth Area Summary: North Highway 136

ITEM 2019 CONDITIONS FUTURE LAND USE CONCEPT

Total Acres 366 366

Floodplain 32 63

Net Rural Residential (RR) 1 81

Net General Urban Residential (GUR) 0 5

Net Medium Density (MDR) 0 0

Net High Density (HDR) 0 38

Net Commercial (COM) 53 72

Net Industrial (IND) 7 7

Agriculture (AG) 286 82

Peak Population Supported 2 1,095

Projected Taxable Valuation 3, 5  $4,000,000 - $4,900,000  $44,900,000 - $54,800,000 

Road Miles

Existing Gravel  0.3  0.3 

Existing Paved  0.3  0.3 

Estimated New - 10

Utility Miles Needed 0 1.6

Possible Revenues7

Property Taxes  $30,000 - $40,000  $381,000 - $465,000 

Sales Taxes  $270 - $330  $128,000 - $156,000 

Road Use Allocation Tax 6  $250 - $310  $120,000 - $150,000 

Intergovernmental Revenues  $700 - $860  $335,000 - $409,000 

Charges and Fees  $582,800 - $712,300  $583,000 - $712,000 

Use of Money and Property  $0 - $100  $14,600 - $17,800 

Other Revenues  $2,400 - $2,900  $1,100,000 - $1,400,000 

Possible Costs 1, 2

Existing Road Maintenance  $1,200 - $1,500  $1,200 - $1,500 

New Road Maintenance -  $49,000 - $60,000 

Water Extensions 4, 6 $0 $394,000-$525,0006

Sewer Extensions 6 $0 $248,000-$330,0006

Public Safety  $470 - $570  $222,000 - $272,000 

Culture and Recreation  $460 - $560  $220,000 - $267,000 

Planning and Community Development  $230 - $280  $110,000 - $140,000 

General Government  $180 - $230  $90,000 - $110,000 

Debt Service  $680 - $830  $324,000 - $397,000 

Capital Projects  $460 - $570  $221,000 - $270,000 

Transfers Out  $990 - $1,210  $472,000 - $576,000 

All Other City Enterprises  $2,600 - $3,100  $1,220,000 - $1,490,000 

Notes:
1. Assuming police and fire do not require additional stations or facilities to serve growth area
2. Assuming that existing water treatment and pumping stations can serve growth areas
3. Conservatively, multi-family units are classified as residential even through assessments classify multi-family as commercial
4. City generally pays for extensions based on the material cost difference of pipe sizes above 6 inches based on a development agreement. New development 
costs in the future land use concept realistically will include water and sewer extensions to serve those uses and all existing uses not currently serviced to reach the 
concept area, both in and out of city limits. 
5. Valuation does not consider possible tax exceptions that are unique to each property owner. 
6. Note that these are one time costs/revenues that would not be incurred in future years.
7. Does not include possible TIF revenues from new development.
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DYERSVILLE ANNEXATION PLAN

2. Dyersville East Road Area
The area along Dyersville East Road, east of County Club Estates offers ample and relatively barrier free growth in terms 
of environmental features, but not at the expense of the character around the Field of Dreams. Significant road and 
utility extensions are required to serve the area. 

2019 Conditions

 k Primarily under agricultural production.

 k No significant environmental constraints.

 k Bordered on the south by a small creek and forested area.

 k Primary access from Highway 136 to the Field of Dreams site.

Future Land Use

 k Lower density general residential uses are appropriate immediately east of Golf Course Road.

 k Maintains connectivity to the street system and avoid cul-de-sacs.

Annexation Policy Considerations

 k Vacant land on the east area within City limits should be developed first according to Plan Dyersville to provide 
efficient connectivity, utility extensions, and infrastructure investment. Annexations in this area should only 
happen in the near term if a development opportunity is presented to the City. 

 k Conduct additional study to determine the impacts of development east of city limits. This area has the highest 
peak population of any growth area and thus a higher impact on peak water demands. Existing water pressures 
are sufficient to serve areas up to city limits. The relatively flat topography helps serve this area. 

 k Extend the 8” main from County Club Estates along Dyersville East Road to serve new neighborhoods. 

 k Ensure new park space is developed in the neighborhood or near the greenway within city limits. There are no 
public parks north of Beltline Road and Highway 136.

 k Consider a trail connection to the Field of Dreams site from Highway 136.

 k Relatively few property owners with large tracts of land in the area offer opportunities for economies of scale in 
infrastructure expansions. 

N

FIGURE 1.4: Dyersville East Road Growth Area
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TABLE 1.3: Growth Area Summary: Dyersville East Road Area

ITEM 2019 CONDITIONS FUTURE LAND USE CONCEPT

Total Acres 197 197

Floodplain 0 0

Net Rural Residential (RR) 10 0

Net General Urban Residential (GUR) 0 197

Net Medium Density (MDR) 0 0

Net High Density (HDR) 0 0

Net Commercial (COM) 0 0

Net Industrial (IND) 0 0

Agriculture (AG) 187 0

Peak Population Supported 17  1,359 

Projected Taxable Valuation 3, 5  $600,000 - $700,000  $51,600,000 - $63,100,000 

Road Miles

Existing Gravel  0 0

Existing Paved  0.5 0.5

Estimated New 0 9.8

Utility Miles Needed 0 2.5

Possible Revenues 7

Property Taxes  $4,000 - $5,000  $439,000 - $536,000 

Sales Taxes  $2,000 - $2,500  $158,000 - $194,000 

Road Use Allocation Tax 6  $1,900 - $2,300  $150,000 - $180,000 

Intergovernmental Revenues  $5,300 - $6,400  $415,000 - $508,000 

Charges and Fees  $9,200 - $11,200  $723,000 - $884,000 

Use of Money and Property  $200 - $400  $18,100 - $22,100 

Other Revenues  $18,100 - $22,100  $1,400,000 - $1,700,000 

Possible Costs 1, 2

Existing Road Maintenance  $2,500 - $3,000  $2,500 - $3,000 

New Road Maintenance -  $48,000 - $59,000 

Water Extensions 4, 6 $0 $360,000-$480,0006

Sewer Extensions 6 $0 $630,000-$840,0006

Public Safety  $3,500 - $4,280  $276,000 - $337,000 

Culture and Recreation  $3,440 - $4,200  $270,000 - $331,000 

Planning and Community Development  $1,740 - $2,130  $140,000 - $170,000 

General Government  $1,390 - $1,690  $110,000 - $130,000 

Debt Service  $5,110 - $6,250  $403,000 - $492,000 

Capital Projects  $3,480 - $4,250  $274,000 - $335,000 

Transfers Out  $7,430 - $9,080  $585,000 - $715,000 

All Other City Enterprises  $19,200 - $23,500  $1,510,000 - $1,850,000 

Notes:
1. Assuming police and fire do not require additional stations or facilities to serve growth area
2. Assuming that existing water treatment and pumping stations can serve growth areas
3. Conservatively, multi-family units are classified as residential even through assessments classify multi-family as commercial
4. City generally pays for extensions based on the material cost difference of pipe sizes above 6 inches based on a development agreement. New development 
costs in the future land use concept realistically will include water and sewer extensions to serve those uses and all existing uses not currently serviced to reach the 
concept area, both in and out of city limits. 
5. Valuation does not consider possible tax exceptions that are unique to each property owner. 
6. Note that these are one time costs/revenues that would not be incurred in future years.
7. Does not include possible TIF revenues from new development.
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DYERSVILLE ANNEXATION PLAN

3. Northwest Area
The area between 2nd Street NE and X49 on the northwest provides logical space for already established 
neighborhoods to grow. Reservations for street extensions are in place and there are few environmental barriers near 
2nd Street NE while more environmentally sensitive areas are protected by existing rural residential properties.

2019 Conditions

 k Agricultural production with scattered rural residential homesteads.

 k Adjacent areas within city limits include established neighborhood and light industrial businesses.

 k Restrictions on the south portion of the growth area for development because of floodplains around Bear Creek.

Future Land Use

 k Maintains the rural residential character at the west end of the growth area where land is subdivided for large lot 
residential. The rural character serves as a transition into more rural Delaware and Dubuque Counties.

 k Residential growth extends north from existing streets adjacent to established neighborhoods between 5th Street 
NW and 2nd Street NW and to the west from 6th Avenue NW.

 k Maintains urban reserve along 2nd Street NE for potential future growth past 2040. If the market supports 
additional growth sooner than this time, the urban reserve area should be the next development priority.

Annexation Policy Considerations

 k Efficiencies in infrastructure extensions make annexation in this area sooner than other growth areas.

 k Maintain existing rural residential homes to protect forested areas and buffer urban to county character. 

 k Sufficient static and peak demand water pressure up to city limits. Development next to existing 8” and 6” mains 
would need a new pump station in the area to adequately serve. 

 k Beltline Road should be improved past the cemetery and continue west to X49. A bridge across Bear Creek is a 
crucial connection to implement for emergency access.

 k If the area designated as Urban Reserve is developed, park space for the new residential units is necessary.

 k Relatively few property owners east of 8th Street NW but many different property owners west of 8th Street NW 
to agree on voluntary annexation.

N

FIGURE 1.5: Northwest Growth Area
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TABLE 1.4: Growth Area Summary: Northwest Area

ITEM 2019 CONDITIONS FUTURE LAND USE CONCEPT

Total Acres 819 819

Floodplain 31 31

Net Rural Residential (RR) 108 447

Net General Urban Residential (GUR) 0 29

Net Medium Density (MDR) 0 0

Net High Density (HDR) 0 0

Net Commercial (COM) 0 0

Net Industrial (IND) 0 13

Agriculture (AG) 680 299 (including urban reserve)

Peak Population Supported 97 881

Projected Taxable Valuation 3, 5  $12,800,000 - $15,600,000  $76,300,000 - $93,300,000 

Road Miles

Existing Gravel  0 0

Existing Paved  2.5  2.5 

Estimated New 0 24.2

Utility Miles Needed 1.4 6.1

Possible Revenues 7

Property Taxes  $104,000 - $127,000  $650,000 - $795,000 

Sales Taxes  $11,000 - $14,000  $103,000 - $126,000 

Road Use Allocation Tax 6  $11,000 - $13,000  $100,000 - $120,000 

Intergovernmental Revenues  $29,520 - $36,080  $269,000 - $329,000 

Charges and Fees  $51,400 - $62,800  $469,000 - $573,000 

Use of Money and Property  $700 - $900  $11,700 - $14,300 

Other Revenues  $101,200 - $123,700  $923,000 - $1,129,000 

Possible Costs 1, 2

Existing Road Maintenance  $12,300 - $15,000  $12,300 - $15,000 

New Road Maintenance -  $120,000 - $146,000 

Water Extensions 4, 6 $408,000-$544,000 $1,500,000-$2,500,0006

Sewer Extensions 6 $135,000-$225,000 $2,750,000-$3,500,0006

Public Safety  $19,600 - $24,000  $179,000 - $219,000 

Culture and Recreation  $19,300 - $23,500  $180,000 - $215,000 

Planning and Community Development  $9,700 - $11,900  $90,000 - $110,000 

General Government  $7,800 - $9,500  $70,000 - $90,000 

Debt Service  $28,600 - $35,000  $261,000 - $319,000 

Capital Projects  $19,500 - $23,800  $178,000 - $217,000 

Transfers Out  $41,600 - $50,800  $379,000 - $464,000 

All Other City Enterprises  $108,000 - $132,000  $980,000 - $1,200,000 

Notes:
1. Assuming police and fire do not require additional stations or facilities to serve growth area
2. Assuming that existing water treatment and pumping stations can serve growth areas
3. Conservatively, multi-family units are classified as residential even through assessments classify multi-family as commercial
4. City generally pays for extensions based on the material cost difference of pipe sizes above 6 inches based on a development agreement. New development 
costs in the future land use concept realistically will include water and sewer extensions to serve those uses and all existing uses not currently serviced to reach the 
concept area, both in and out of city limits.  
5. Valuation does not consider possible tax exceptions that are unique to each property owner. 
6. Note that these are one time costs/revenues that would not be incurred in future years.
7. Does not include possible TIF revenues from new development.
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DYERSVILLE ANNEXATION PLAN

4. Dyersville West
The area west of 7th Street SW and south of the Tegeler Pond has seen some residential development as a result of city 
programs and could continue west since the opening of Dyersville Elementary and the Highway 20 interchange. 

2019 Conditions

 k Relatively flat topography with few environmental constraints.

 k Easy access to Highway 20 to reach regional destinations. Field of Dreams Way helps keep truck traffic out of 
residential neighborhoods.

 k Proven success of recent residential development.

 k Proximity to the public elementary school and Westside Park.

Future Land Use

 k Serves primarily as future industrial sites, with a small area of General Urban Residential and Commercial Mixed 
Use just west of X49.

Annexation Policy Considerations

 k Annexations in this area should only happen if development opportunities arise to the City. Otherwise, infill of 
areas within city limits take priority according to Plan Dyersville to provide efficient connectivity, utility extensions, 
and infrastructure investment.

 k Annexation on the far west end of the growth area is not feasible in the planning horizon unless construction of a 
new interchange on Highway 20 at 320th Avenue.

 k Additional study should verify the utility needs of the area and potential for extensive industrial development 
north of Highway 20. Areas east of X49 in city limits have sufficient water pressure, although could change as 
industrial and residential development infills north of 12th Avenue SW.

 k Only a few property owners with large tracts of land offer opportunities for economies of scale in infrastructure 
expansions. However, ten residential properties are located along X49 that may not want to voluntarily annex.

N

FIGURE 1.6: Dyersville West Growth Area

Hwy 20

GUR
Annexation 
Opportunities:

 k Support Plan 
Dyersville

 k Protect orderly 
growth

 k Promote economic 
development



1  |  GROWTH AREAS

21 

TABLE 1.5: Growth Area Summary: Dyersville West

ITEM 2019 CONDITIONS FUTURE LAND USE CONCEPT

Total Acres 662 662

Floodplain 0 0

Net Rural Residential (RR) 2 0

Net General Urban Residential (GUR) 8 58

Net Medium Density (MDR) 0 0

Net High Density (HDR) 0 0

Net Commercial (COM) 0 29

Net Industrial (IND) 0 575

Agriculture (AG) 652 0

Peak Population Supported 28 400

Projected Taxable Valuation 3, 5  $2,000,000 - $2,500,000  $187,600,000 - $229,300,000 

Road Miles

Existing Gravel  1.2  1.2 

Existing Paved  0   0

Estimated New - 32.8

Utility Miles Needed 4.3 5.2

Possible Revenues 7

Property Taxes  $12,000 - $15,000  $1,595,000 - $1,949,000 

Sales Taxes  $3,000 - $4,000  $47,000 - $57,000 

Road Use Allocation Tax 6  $3,000 - $4,000  $40,000 - $50,000 

Intergovernmental Revenues  $8,400 - $10,300  $122,000 - $149,000 

Charges and Fees  $15,000 - $18,000  $213,000 - $260,000 

Use of Money and Property  $900 - $1,000  $5,300 - $6,500 

Other Revenues  $29,000 - $35,000  $419,000 - $512,000 

Possible Costs 1, 2

Existing Road Maintenance   $0  $0

New Road Maintenance -   $162,000 - $198,000 

Water Extensions 4, 6 $1,200,000-$1,500,000 $900,000-$1,200,0006

Sewer Extensions 6 $1,200,000-$1,600,0006

Public Safety  $6,000 - $7,000  $81,000 - $99,000 

Culture and Recreation  $6,000 - $7,000  $80,000 - $97,000 

Planning and Community Development  $2,800 - $3,400  $40,000 - $50,000 

General Government  $2,200 - $2,700  $30,000 - $40,000 

Debt Service  $8,000 - $10,000  $119,000 - $145,000 

Capital Projects  $6,000 - $7,000  $81,000 - $99,000 

Transfers Out  $12,000 - $15,000  $172,000 - $211,000 

All Other City Enterprises  $31,000 - $38,000  $450,000 - $540,000 

Notes:
1. Assuming police and fire do not require additional stations or facilities to serve growth area
2. Assuming that existing water treatment and pumping stations can serve growth areas
3. Conservatively, multi-family units are classified as residential even through assessments classify multi-family as commercial
4. City generally pays for extensions based on the material cost difference of pipe sizes above 6 inches based on a development agreement. New development 
costs in the future land use concept realistically will include water and sewer extensions to serve those uses and all existing uses not currently serviced to reach the 
concept area, both in and out of city limits.  
5. Valuation does not consider possible tax exceptions that are unique to each property owner. 
6. Note that these are one time costs/revenues that would not be incurred in future years.
7. Does not include possible TIF revenues from new development.
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5. Highway 20 South
The 20 West Industrial Park south of the Highway 20 interchange continues to expand. All types of industrial uses are 
appropriate for this area, with additional opportunities for residential and commercial uses closer to the greenway to 
the east.

2019 Conditions

 k A relatively flat topography with few environmental barriers on the west.

 k Contains a drainageway that runs north/south through the development area.

 k Recent area trends and the completion of Highway 20 through Iowa lends to a market demand for industrial land 
with easy access to Highway 20.

 k Available city infrastructure in place or positioned for expansion.

Future Land Use

 k Industrial along the interchange and to the west.

 k Smaller lot medium density residential to general urban residential to the east up to the floodplain.

 k Commercial land uses to buffer residential areas from Highway 20.

Annexation Policy Considerations

 k Retain the greenway along the North Fork Maquoketa River as an attractive feature for residential development.

 k Significant infrastructure and utility investments are needed. A connected internal street system should include a 
loop system that connects 330th Ave to 221st St. An extension of 225th St to the east is the preferred route.

 k A recent water pressure study indicates sufficient existing peak pressure through an existing 12” main but lower 
pressure levels than most other areas of the city. Additional study should be done to determine whether future 
development will require additional city utility investments. 

 k Relatively few property owners with large tracts of land in the area offer opportunities for economies of scale in 
infrastructure expansions. 

N

FIGURE 1.7: Highway 20 South Growth Area
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TABLE 1.6: Growth Area Summary: Highway 20 South

ITEM 2019 CONDITIONS FUTURE LAND USE CONCEPT

Total Acres 571 571

Floodplain 33 33

Net Rural Residential (RR) 4 0

Net General Urban Residential (GUR) 0 69

Net Medium Density (MDR) 0 64

Net High Density (HDR) 0 0

Net Commercial (COM) 0 48

Net Industrial (IND) 0 357

Agriculture (AG) 535 0

Peak Population Supported 6  2,755 

Projected Taxable Valuation 3, 5  $1,100,000 - $1,400,000  $169,100,000 - $206,700,000 

Road Miles

Existing Gravel  0.9  0.9 

Existing Paved  1.2  1.2 

Estimated New - 26.6

Utility Miles Needed 1.5 4.4

Possible Revenues 7

Property Taxes  $6,000 - $7,000  $1,438,000 - $1,757,000 

Sales Taxes  $700 - $900  $321,000 - $392,000 

Road Use Allocation Tax 6  $700 - $800  $300,000 - $370,000 

Intergovernmental Revenues  $1,800 - $2,300  $842,000 - $1,029,000 

Charges and Fees  $3,000 - $4,000  $1,466,000 - $1,791,000 

Use of Money and Property  $100 - $200  $37,000 - $45,000 

Other Revenues  $6,000 - $8,000  $2,886,000 - $3,527,000 

Possible Costs 1, 2

Existing Road Maintenance  $5,900 - $7,300  $6,000 - $7,300 

New Road Maintenance -  $132,000 - $161,000 

Water Extensions 4, 6 $510,000-$650,000 $975,000-$1,300,0006

Sewer Extensions 6 $100,000-$150,000 $2,500,000-$2,900,0006

Public Safety  $1,200 - $1,500  $559,000 - $683,000 

Culture and Recreation  $1,200 - $1,500  $550,000 - $671,000 

Planning and Community Development  $600 - $700  $280,000 - $340,000 

General Government  $500 - $600  $220,000 - $270,000 

Debt Service  $1,800 - $2,200  $816,000 - $997,000 

Capital Projects  $1,200 - $1,500  $556,000 - $679,000 

Transfers Out  $2,600 - $3,200  $1,186,000 - $1,449,000 

All Other City Enterprises  $6,700 - $8,200  $3,070,000 - $3,750,000 

Notes:
1. Assuming police and fire do not require additional stations or facilities to serve growth area
2. Assuming that existing water treatment and pumping stations can serve growth areas
3. Conservatively, multi-family units are classified as residential even through assessments classify multi-family as commercial
4. City generally pays for extensions based on the material cost difference of pipe sizes above 6 inches based on a development agreement. New development 
costs in the future land use concept realistically will include water and sewer extensions to serve those uses and all existing uses not currently serviced to reach the 
concept area, both in and out of city limits. 
5. Valuation does not consider possible tax exceptions that are unique to each property owner. 
6. Note that these are one time costs/revenues that would not be incurred in future years.
7. Does not include possible TIF revenues from new development.
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6. South Highway 136 Residential
The area south of Highway 20 and east of Highway 136 has the most county development activity around Dyersville. 
Several new residential subdivisions are under development and will continue in the near term within the Castle Hill 
subdivision.

2019 Conditions

 k Residential homes on Old Castle Road serve as the northeast boarder of this growth area. 

Future Land Use

 k The proposed use for the majority of this growth area is general urban residential, with a small portion at the edge 
in urban reserve.

Annexation Policy Considerations 

 k Limit annexation to the floodplain boundary on the southwest to avoid expensive service costs and hazards. 

 k Need to invest in water system improvements. Peak pressure is low for part of the area. If only annexing this area 
and not the Castle Hill Subdivision Phase III, the investment may be limited to adding a water main to provide 
looping to the SE portion of the City’s distribution system. If including Castle Hill Phase III then invest in a booster 
pump station that will adequately serve all potential southeast growth areas.

 k Extending the 12” main along Olde Castle Road would add expense, However, because homes already exist the 
city would realize immediate tax revenues. 

 k Inform existing residents about the pros and cons of annexation and hold public meetings extensively before 
approaching residents to voluntarily annex. City services can be desirable for residents which may make voluntary 
annexation appealing. 

 k Only a few property owners of existing vacant land in the area and existing paved road service offer opportunities 
for economies of scale in infrastructure expansions. 
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TABLE 1.7: Growth Area Summary: South Highway 136 Residential

ITEM 2019 CONDITIONS FUTURE LAND USE CONCEPT

Total Acres 159 159

Floodplain 0 0

Net Rural Residential (RR) 63 11

Net General Urban Residential (GUR) 0 148

Net Medium Density (MDR) 0 0

Net High Density (HDR) 0 0

Net Commercial (COM) 0 0

Net Industrial (IND) 0 0

Agriculture (AG) 96 0

Peak Population Supported 133 1,040

Projected Taxable Valuation 3, 5  $7,200,000 - $8,800,000  $45,800,000 - $56,000,000 

Road Miles

Existing Gravel  0  0

Existing Paved  1.2  1.2 

Estimated New - 7.9

Utility Miles Needed 0 3.3

Possible Revenues 7

Property Taxes  $60,000 - $74,000  $390,000 - $476,000 

Sales Taxes  $16,000 - $19,000  $121,000 - $148,000 

Road Use Allocation Tax 6  $15,000 - $18,000  $110,000 - $140,000 

Intergovernmental Revenues  $40,800 - $49,800  $318,000 - $389,000 

Charges and Fees  $71,000 - $87,000  $553,000 - $676,000 

Use of Money and Property  $1,800 - $2,200  $14,000 - $17,000 

Other Revenues  $140,000 - $171,000  $1,090,000 - $1,332,000 

Possible Costs 1, 2

Existing Road Maintenance  $5,700 - $7,000  $5,700 - $7,000 

New Road Maintenance -  $30,000 - $36,000 

Water Extensions 4, 6 $0 $570,000-$800,0006

Sewer Extensions 6 $0 $1,500,000-$3,000,0006

Public Safety  $27,100 - $33,000  $211,000 - $258,000 

Culture and Recreation  $27,000 - $32,000  $210,000 - $253,000 

Planning and Community Development  $13,000 - $16,000  $100,000 - $130,000 

General Government  $11,000 - $13,000  $80,000 - $100,000 

Debt Service  $40,000 - $48,000  $308,000 - $377,000 

Capital Projects  $27,000 - $33,000  $210,000 - $256,000 

Transfers Out  $57,000 - $70,000  $448,000 - $547,000 

All Other City Enterprises  $149,000 - $182,000  $1,160,000 - $1,420,000 

Notes:
1. Assuming police and fire do not require additional stations or facilities to serve growth area
2. Assuming that existing water treatment and pumping stations can serve growth areas
3. Conservatively, multi-family units are classified as residential even through assessments classify multi-family as commercial
4. City generally pays for extensions based on the material cost difference of pipe sizes above 6 inches based on a development agreement. New development 
costs in the future land use concept realistically will include water and sewer extensions to serve those uses and all existing uses not currently serviced to reach the 
concept area, both in and out of city limits. 
5. Valuation does not consider possible tax exceptions that are unique to each property owner. 
6. Note that these are one time costs/revenues that would not be incurred in future years.
7. Does not include possible TIF revenues from new development.
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7. Southeast Growth Area
The southeast area borders Highway 20 to the north, Wuchter Road on the east, Olde Castle Road on the south, and 
city limits on the west. Development in the area is more complex because of existing rural residential development, 
woodlands, floodplains, and topography. 

2019 Conditions

 k This area is a mix of agriculture and wooded areas bordered on the north with drainage swales.

 k Highway 20 runs along the north end of this development area.

Future Land Use

 k The future land use for most of the area is urban reserve only meant development beyond the planning horizon, 
with small portions of urban residential and existing rural residential homesteads. 

Annexation Policy Considerations

 k Significant floodplains and environmental barriers for development, most notably elevation for water service. 

 k Like Growth Area 6, a need to invest in water system improvements. Peak pressure is low for part of the area and  
a booster pump station should be sized to adequately serve all potential southeast growth areas.

 k Lowest priority of all growth areas to annex on the east. The floodplain and forest areas should be protected 
and limit development yield. However, annexation could provide an opportunity for park space to serve the 
neighborhood south of Highway 20. 
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TABLE 1.8: Growth Area Summary: Southeast Growth Area

ITEM 2019 CONDITIONS FUTURE LAND USE CONCEPT

Total Acres 671 671

Floodplain 64 64

Net Rural Residential (RR) 47 0

Net General Urban Residential (GUR) 0 112

Net Medium Density (MDR) 0 0

Net High Density (HDR) 0 0

Net Commercial (COM) 0 0

Net Industrial (IND) 0 0

Agriculture (AG) 560 495 (including urban reserve)

Peak Population Supported 85 858

Projected Taxable Valuation 3, 5  $5,000,000 - $6,100,000  $34,300,000 - $41,900,000 

Road Miles

Existing Gravel  0.6  0.6 

Existing Paved  1.6  1.6 

Estimated New - 5.5

Utility Miles Needed 0 6.8

Possible Revenues 7

Property Taxes  $38,000 - $47,000  $287,000 - $351,000 

Sales Taxes  $10,000 - $12,000  $100,000 - $122,000 

Road Use Allocation Tax 6  $9,000 - $11,000  $93,000 - $114,000 

Intergovernmental Revenues  $26,000 - $32,000  $262,000 - $320,000 

Charges and Fees  $45,000 - $55,000  $456,000 - $558,000 

Use of Money and Property  $1,100 - $1,400  $11,000 - $14,000 

Other Revenues  $89,000 - $109,000  $899,000 - $1,099,000 

Possible Costs 1, 2

Existing Road Maintenance  $7,700 - $9,400  $7,700 - $9,400 

New Road Maintenance -  $27,000 - $34,000 

Water Extensions 4, 6 $0 $2,800,000-$3,500,0006

Sewer Extensions 6 $0 $2,300,000-$2,900,0006

Public Safety  $17,000 - $21,000  $174,000 - $213,000 

Culture and Recreation  $17,000 - $21,000  $170,000 - $209,000 

Planning and Community Development  $9,000 - $10,000  $90,000 - $110,000 

General Government  $7,000 - $8,000  $70,000 - $80,000 

Debt Service  $25,000 - $31,000  $254,000 - $311,000 

Capital Projects  $17,000 - $21,000  $173,000 - $211,000 

Transfers Out  $37,000 - $45,000  $369,000 - $451,000 

All Other City Enterprises  $95,000 - $116,000  $960,000 - $1,170,000 

Notes:
1. Assuming police and fire do not require additional stations or facilities to serve growth area
2. Assuming that existing water treatment and pumping stations can serve growth areas
3. Conservatively, multi-family units are classified as residential even through assessments classify multi-family as commercial
4. City generally pays for extensions based on the material cost difference of pipe sizes above 6 inches based on a development agreement. New development 
costs in the future land use concept realistically will include water and sewer extensions to serve those uses and all existing uses not currently serviced to reach the 
concept area, both in and out of city limits. 
5. Valuation does not consider possible tax exceptions that are unique to each property owner. 
6. Note that these are one time costs/revenues that would not be incurred in future years.
7. Does not include possible TIF revenues from new development.
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8. Golf Course Road
The area around Golf Course Road is already developed with residential homes on 1+ acre lots. Annexation analysis 
is focused on already developed land but adjacent agricultural land should be considered as well to protect efficient 
development patterns and development sprawl in the county. 

2019 Conditions

 k Rural residential character development generally on lots over one acre. 

 k Adjacent to agricultural land with a small are of forested land.

Future Land Use

 k Maintain existing rural residential homes.

Annexation Policy Considerations

 k Adjacent agricultural areas should remain in production and if developed should be at an urban residential 
density. 
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TABLE 1.9: Growth Area Summary: Golf Course Road Area

ITEM 2019 CONDITIONS FUTURE LAND USE CONCEPT

Total Acres 29 29

Floodplain 0 0

Net Rural Residential (RR) 29 29

Net General Urban Residential (GUR) 0 0

Net Medium Density (MDR) 0 0

Net High Density (HDR) 0 0

Net Commercial (COM) 0 0

Net Industrial (IND) 0 0

Agriculture (AG) 0 0

Peak Population Supported 55 55

Projected Taxable Valuation 3, 5  $5,000,000 - $6,100,000  $5,000,000 - $6,100,000 

Road Miles

Existing Gravel  0  0

Existing Paved  0.8  0.8 

Estimated New - -

Utility Miles Needed 3.3 1.0

Possible Revenues 7

Property Taxes  $29,000 - $35,000  $29,000 - $35,000 

Sales Taxes  $6,000 - $8,000  $6,000 - $8,000 

Road Use Allocation Tax 6  $6,000 - $7,000  $6,000 - $7,000 

Intergovernmental Revenues  $17,000 - $21,000  $17,000 - $21,000 

Charges and Fees  $29,000 - $36,000  $29,000 - $36,000 

Use of Money and Property  $700 - $900  $700 - $900 

Other Revenues  $58,000 - $70,000  $58,000 - $70,000 

Possible Costs 1, 2

Existing Road Maintenance  $4,100 - $5,000  $4,100 - $5,000 

New Road Maintenance - -

Water Extensions 4, 6 $750,000-$1,200,000 $06

Sewer Extensions 6 $1,000,000-$1,500,000 $750,000-$1,200,0006

Public Safety  $11,000 - $14,000  $11,000 - $14,000 

Culture and Recreation  $11,000 - $13,000  $11,000 - $13,000 

Planning and Community Development  $6,000 - $7,000  $6,000 - $7,000 

General Government  $4,000 - $5,000  $4,000 - $5,000 

Debt Service  $16,000 - $20,000  $16,000 - $20,000 

Capital Projects  $11,000 - $14,000  $11,000 - $14,000 

Transfers Out  $24,000 - $29,000  $24,000 - $29,000 

All Other City Enterprises  $61,000 - $75,000  $61,000 - $75,000 

Notes:
1. Assuming police and fire do not require additional stations or facilities to serve growth area
2. Assuming that existing water treatment and pumping stations can serve growth areas
3. Conservatively, multi-family units are classified as residential even through assessments classify multi-family as commercial
4. City generally pays for extensions based on the material cost difference of pipe sizes above 6 inches based on a development agreement. New development 
costs in the future land use concept realistically will include water and sewer extensions to serve those uses and all existing uses not currently serviced to reach the 
concept area, both in and out of city limits. 
5. Valuation does not consider possible tax exceptions that are unique to each property owner. 
6. Note that these are one time costs/revenues that would not be incurred in future years.
7. Does not include possible TIF revenues from new development.
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CONCLUSIONS

TABLE 2.1: Annexation Opportunities

GROWTH AREA OPPORTUNITY SHORT TERM OPPORTUNITY 
(2030)

MEDIUM TERM OPPORTUNITY 
(PAST 2030)

LONG TERM OPPORTUNITY 
(PAST 2040)

1: North Highway 136 X

2: Dyersville East Road Area X X

3: Northwest Area X X

4: Dyersville West X X

5: Highway 20 South X X

6: South Highway 136 Residential X

7: Southeast Area X

8. Golf Course Road Area X

SUMMARY
Dyersville does not have an immediate need for annexation from extensive population growth or lack of variety in land 
use types. However, annexation is warranted if to protect future development patterns or development opportunities 
become available that efficiently connect to city services next to existing development. Additionally, each growth area 
is not an “all or nothing” annexation policy. Portions of each growth area can and likely should be annexed in phases 
because of cost constraints and voluntary annexation policies. From the standpoint of existing conditions, the following 
actions are appropriate for each potential growth area.

Annexation Factors

Market Forces. The market will drive most annexation need. If there is not a market need for residential, commercial, 
or industrial development the city should reconsider annexation. 

Budget Considerations. Annexation will require an upfront cost by the city. Immediate expenses should not over 
strain city budgets at the detriment of projects within city limits, especially if the payoff of annexation would not be 
realized for many years.  

Plan for Amenities. Annexation should not be thought of simply acquiring land, providing utilities, and receiving 
property tax revenues. Areas, especially those with residential uses, will require amenities to support neighborhoods 
like parks and trail connections funded by city budgets. 

Plan Dyersville. Land to become part of Dyersville needs to adhere to the community vision described in the 
Comprehensive Plan: Plan Dyersville. A plan for land use and zoning should accompany any annexation. 

Two-Mile Jurisdiction. Even if annexation is not imminent, strict enforcement of the city two-mile authority in 
Delaware County will ensure checks on inefficient county development that may become city land in the future. 
In Dubuque County where zoning exists, incentives could encourage development in the city versus the county to 
balance costs of connecting to city services.
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1.North Highway 136 Area

Timeframe: Feasible for short term possibility

Rational. Adjacent to existing services and city 
development. Rerouting of Highway 52 to Highway 
136 will increase traffic volumes which adds value for 
developers. However, the level of traffic increase is yet 
to be determined. 

Budget Impacts:

Existing Conditions. Little cost to the city with modest 
potential revenues to offset service costs. 

Peak Future Land Use. Moderate cost to provide 
additional service. Good market conditions and 
Highway 136 design create the potential for quality 
increases to the tax base and community entryway 
image. 

Policy Recommendations:

1. Seek voluntary annexation before development 
occurs to ensure coordinated development along 
Highway 136. 

2. Evaluate utility extensions needed to service 
properties along Highway 136.

3. Coordinate with the Iowa DOT on access 
management standards and future projects.

2. Dyersville East Road Area

Timeframe: Medium to long term possibility

Rational. Adjacent to vacant land within city limits 
that should be developed before annexation, 
unless a significant road connection from the south 
to Dyersville East Road is constructed or market 
conditions lean toward significant development along 
Dyersville East Road. However, in both instances 
service provision will have to “leapfrog” undeveloped 
land in the short term.

Budget Impacts:

Existing Conditions. Little cost to the city because the 
area is under agricultural production. Revenues would 
be marginal under existing uses. 

Peak Future Land Use. Moderate service and 
infrastructure costs that under the right market 
conditions could be offset by a residential tax base. 

Policy Recommendations:

1. No need to annex in the short term unless market 
conditions change. For example, tourism oriented 
development toward Field of Dreams. In this 
case, annexation could be considered to preserve 
farmland from inefficient development patterns or 
development that detracts from the character of the 
area. 
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3. Northwest Area

Timeframe: Short to medium term possibility

Rational. Street and utility infrastructure is built up 
to city limits which allows for efficient development 
patterns to the north. Prioritize the urban residential 
future land uses over urban reserve areas unless the 
market or existing property owners trend toward 
annexation.

Budget Impacts:

Existing Conditions. Cost of utility extensions and 
road maintenance could be mitigated if existing rural 
residential areas are included in the annexation area.

Peak Future Land Use. if rural residential development 
is allowed to continue west of existing area as shown 
in the future land use concept, then upfront service 
costs will significantly outweigh potential revenues in 
the short-term. 

Policy Recommendations:

1. Pursue annexation in phases rather than all at 
once. Phase I should include the area immediately 
adjacent to city limits on the north that could 
accommodate light industrial and urban residential 
uses. 

2. Annexation of existing rural residential uses should 
come with more analysis as the costs to service 
will be higher per household. However, annexation 
could be warranted to protect county development 
patterns from extending to existing city limits. 

4. Dyersville West

Timeframe: Short to medium term possibility

Rational. There is significant land for development still 
within city limits and along X49. Existing homes along 
X49 present some challenges to efficient annexation 
west of X49 and may take time for voluntary 
annexation to be agreeable. 

Budget Impacts:

Existing Conditions. Cost of utility extensions and road 
maintenance are high to service existing residences. 
Much of the land is under agricultural production with 
little tax valuation.

Peak Future Land Use. The prospect of future 
industrial and commercial growth west of X49 
provides future taxable base for the city. However, 
there is still space in the 20 West Industrial Park to fill 
short term market demands. 

Policy Recommendations:

1. Pursue annexation only if development opportunities 
arise to the City. In any case, infill of areas within city 
limits take priority according to Plan Dyersville to 
provide efficient connectivity, utility extensions, and 
infrastructure investment.

2. Annexation on the far west end of the growth 
area is not feasible in the planning horizon unless 
construction of a new interchange on Highway 20 
at 320th Avenue and looping utilities to the 20 West 
Industrial Park.



2 |  CONCLUSIONS

35 

5. Highway 20 South

Timeframe: Medium to long term possibility

Rational. The 20 West Industrial Park is served by 
utilities and the intent of the city is known to adjacent 
property owners. Service could relatively easily be 
extended south from a street and main along 221st 
Street. Although, study is need to determine impacts 
of future development on utility flows/pressure.

Budget Impacts:

Existing Conditions. The area is in agricultural 
production with little to no road maintenance costs. 
Existing properties would not adequately offset any 
upfront service costs in the short-term.

Peak Future Land Use. The upfront cost to service 
will be significant. However, the area as shown in the 
future land use concept has significant industrial and 
residential development potential that would offer a 
new neighborhood for Dyersville in the long term if the 
market grows. 

Policy Recommendations:

1. Allow annexation for industrial purposes first, along 
the existing industrial park and along 330th Avenue. 

2. Annex east of 330th Avenue only if market 
opportunities are presented. Annexation could be 
warranted to protect environmental features.

3. If annexing east of 330th Avenue for residential 
development, only do so if adequate transportation 
connections are planned to the east and north, 
including active transportation and park space. 

6. South Highway 136 Residential 

Timeframe: Feasible for short term possibility

Rational. The City has already begun to determine 
annexation impact in this area. County subdivision are 
approved and residential development will continue 
in the short term. Annexation can ensure efficient 
development patterns and additional city tax base. 

Budget Impacts:

Existing Conditions. Many county residences are in 
the area and would add to revenue streams upon 
annexation. Maintenance would start being offset in 
the short term. No upfront service costs required. 

Peak Future Land Use. Future residential development 
is limited by the floodplain to the west. Service 
costs for the area would need to be vindicated by 
development on the east of Olde Castle Road and in 
existing city limits. 

Policy Recommendations:

1. Limit annexation to the floodplain boundary on 
the southwest to avoid expensive service costs and 
hazards. 

2. Inform existing residents about the pros and cons 
of annexation and hold public meetings extensively 
before approaching residents to voluntarily annex. 
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7. Southeast Area

Timeframe: Long term possibility

Rational. There are significant environmental barriers 
in the area that make development expensive. 
Annexation may be viable near Highway 20 where 
existing development is along Pin Oak Road. However, 
the costs to service is likely not warranted.

Budget Impacts:

Existing Conditions. Existing development would 
offset road maintenance costs. No upfront service 
costs required. 

Peak Future Land Use. Utility service would require 
significant up front expense to service what would 
likely be cluster style rural residential development. 

Policy Recommendations:

1. For most areas, do not pursue annexation in the 
near term. The floodplain and forest areas should be 
protected which limit development yield. 

2. A phase of annexation along Olde Castle Road is 
feasible in the short term if utility upgrades are 
completed in adjacent areas. 

3. Annexation could provide an opportunity for park 
space to serve the neighborhood south of Highway 
20. 

8. Golf Course Road Area

Timeframe: Short-term possibility

Rational. Homes are already developed and services 
are readily available to serve annexation areas. 
Annexation of the larger area would help ensure 
efficient county development patterns.

Budget Impacts:

Existing Conditions. Existing development could offset 
service costs overtime in a short to medium term 
period. 

Peak Future Land Use. No land use changes suggested. 

Policy Recommendations:

1. Maintain existing residential uses.

2. If larger areas are annexed then residential and park 
uses can be appropriate but at more than 1 unit per 
acre to vindicate public service costs. 
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Local Policy Programs

The following programs are examples to help create an efficient, fair, and beneficial annexation 

process. All the programs function under the policy of full voluntary or 80/20 voluntary 

annexation, and compliance with all state statutes regarding annexation in Iowa. 

Pre-annexation Agreements
Program: Require an annexation agreement with property owners wishing to voluntary annex. The 
program could be part of the subdivision code or municipal code of ordinances. 

Description: A pre-annexation agreement is a good practice to ensure compliance with the goals of 
Dyersville. Before any voluntary annexation, the City enters a pre-annexation agreement with the property 
owner to legally bind the proposal for annexation, which most often is for development. The agreement 
assures the city that annexation will provide benefits in the form of desired development, environmental 
protection, or orderly growth patterns. 

Example: Various cities in Iowa.

Annexation Incentives - Tax Abatement
Program: Tax abatement for existing development in annexation areas. 

Description: Within designated policy areas, residents may be reluctant to voluntary annex because of 
perceptions that tax costs are not equal to the services provided. An incremental tax abatement program 
mitigates the immediate costs to existing property owners in annexation areas. Additionally, the city could 
also waive water and sewer hookup fees for a period on time after annexation.

Example: Altoona, Iowa. 

Annexation Incentives - Application Fees
Program: Waive development application fees for voluntary annexation. 

Description: The city waives application fees within designated policy areas. Waiving fees could apply to 
new development and only apply for a voluntary annexation agreement with the City. 

Example: Eustis, Florida Annexation Incentive Program.

Subdivision Ordinance Structure
Program: Subdivision Ordinance Transparency

Description: The subdivision ordinance needs to provide clear standards on the development process 
for all land in city limits and land in the city’s two mile jurisdiction. Clear standards provide development 
and fiscal responsibility of infrastructure improvements, stormwater, and utilities, among other elements 
of development. Additionally, the ordinance can provide more detail on county development in the city’s 
jurisdiction and designated growth areas. Then if annexation occurs in the future, land patterns will better 
match city development patterns.

A transparent process mitigates any surprises for property owners wishing to annex while keeping the city 
and developer accountable to the public. 





No annexation should be undertaken without a careful analysis of the cost. Costs 
include the increased demand for utilities and infrastructure, parkland, operating 
costs such as fire and police protection or additional city staff, and hard costs such 
as additional fire engines. The data in this study do not estimate all possible costs 
that come with annexation. Instead, provide the framework for major costs items 
to provide a snapshot of the potential magnitude of annexation inquiries. 
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COST DETAIL
Prior to annexation, the City must consider the total 
costs incurred as a result of incorporating additional 
land into the city limits. The City is required, at a 
minimum, to provide road maintenance, utility 
extensions, and police and fire protection. Additional 
expenses that the City should undertake to maintain 
a livable community include parks, sidewalks, and 
alternative transportation options. The following 
cost considerations are based upon the minimum 
requirements for annexation.

Cost Methodology
Figure 3.1 lists all the cost items considered for each 
growth area and the method for estimating costs. 
Several associated costs of annexation cannot be 
estimated by future land use. Items like administrative 
costs, personnel, debt service, etc. correlate better 
with the population served. Therefore, these potential 
costs were extrapolated based on the peak population 
growth for the area using the average per capita 
expenditures from FY2016-2018 as reported on the 
City’s annual budget report.

Other cost items correlate better with land use types 
and are detailed below. 

Road Maintenance Expenses
Annual road maintenance expenses estimates are 
based on 2019 costs provided by the city. The cost per 
mile includes snow removal, street sweeping, and minor 
patching work. 

 k Maintenance of Paved Roads: $5,500 per mile

 k Maintenance of Gravel Roads: No maintenance

Per state law, any annexation will include the adjacent 
right-of-way to the center line of all secondary roads. 
Private streets are not included in the analysis as they 
would not be maintained by the City. If, however, the 
streets were dedicated to the City, this would increase  
maintenance expenses.

Additionally, the future growth concept includes 
new paved roads to serve new neighborhoods and 
commercial development. Recent developments in 
Dyersville were used to estimate new road miles to be 
maintained by the City. Note that upfront costs of road 
construction is borne by the developer. Cost estimates 
do not consider bringing annexed roads up to City 
standards.

 k Local Road Miles per Acre of Development: 0.0495

Utility Extension Expenses

Water Distribution System

A recent report by IIW, P.C examined the result of a water 
distribution modeling scenario for the City of Dyersville. 
The report concluded that the distribution system is 
achieving the outcomes of the 2008 Water Study and 
meeting the Iowa Department of Natural Resources 
regulatory requirements. However, the report concludes 
that upgrades are required to accommodate any future 
growth.

To accommodate growth in the identified annexation 
areas, system expansion requires both upgrades to 
the pressure and quantity of water. This could include 
several upgrades depending on the type and location of 
development. For the purposes of this study,  an in depth 
analysis of the costs of infrastructure in each area was 
not done. Rough estimates are provided for water main 
extensions along major existing roads. Analysis is needed 
on a case by case basis prior to annexation.

Wastewater Treatment System
The municipal sewer system serves residents through 
the wastewater treatment facility built in 2001. Phase 
3 and 4 improvements will bring the facility up to DNR 
standards and will double the capacity based on flow. 
This capacity is enough to serve projected population 
growth through 2040. Estimates use the same 
methodology as water system estimates.

Fire Service
The Dyersville Fire Station sits at 16th Avenue SE and 
6th Street SE and serves a 66 square mile service 
area. While the existing station adequately serves 
the community, an additional fire station could be 
necessary if substantial growth occurs to the west.
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FIGURE 3.1: Cost Methodology

ITEM METHOD

Total Acres GIS Measurement

Floodplain FEMA Floodplain Maps

Rural Residential GIS Measurement/Plan Dyersville Future Land Use Map

General Urban Residential GIS Measurement/Plan Dyersville Future Land Use Map

Medium Density GIS Measurement/Plan Dyersville Future Land Use Map

High Density GIS Measurement/Plan Dyersville Future Land Use Map

Commercial GIS Measurement/Plan Dyersville Future Land Use Map

Industrial GIS Measurement/Plan Dyersville Future Land Use Map

Agriculture GIS Measurement/Plan Dyersville Future Land Use Map

Peak Population Supported Plan Dyersville Density Recommendations

Projected Valuation Iowa Department of Management/GIS Measurement

Road Miles

Existing Gravel GIS Measurement

Existing Paved GIS Measurement

Estimated New Road Miles per Acre Factor of 0.0495

Utility Miles Needed GIS Measurement Provided by the City

Possible Costs

Existing Road Maintenance Per Mile from City Staff - Annual Cost

New Road Maintenance Per Mile from City Staff - Annual Cost

Water Extensions Aggregate Cost from City Staff - Total Upfront Cost

Sewer Extensions Aggregate Cost from City Staff - Total Upfront Cost

Public Safety Extrapolated Per Capita from City Financial Reports - Annual Cost

Culture and Recreation Extrapolated Per Capita from City Financial Reports - Annual Cost

Planning and Community Development Extrapolated Per Capita from City Financial Reports - Annual Cost

General Government Extrapolated Per Capita from City Financial Reports - Annual Cost

Debt Service Extrapolated Per Capita from City Financial Reports - Annual Cost

Capital Projects Extrapolated Per Capita from City Financial Reports - Annual Cost

Transfers Out Extrapolated Per Capita from City Financial Reports - Annual Cost

All Other City Enterprises Extrapolated Per Capita from City Financial Reports - Annual Cost





Smart annexation policies include a review of both costs and benefits to determine 
whether a proposed annexation is in the best interest of the community. Ideally, 
the benefits of an annexation, both qualitative and quantitative, should outweigh 
the costs. The data in this study do not estimate all possible revenues that come 
with annexation, such as the qualitative benefits like improved quality of life or 
services. Instead, provides the framework for major revenue items to provide a 
snapshot of the potential magnitude of annexation inquiries. 
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Future benefits to the community should outweigh 
costs prior to the approval of any annexation. Direct 
revenue to the City includes property taxes, values of 
future residential, commercial, and agricultural land, 
and sales taxes. 

Revenue Methodology
Figure 4.1 lists all the revenue items considered for each 
growth area and the method for estimating revenue. 
Several revenue streams associated with annexation 
cannot be estimated by future land use. Items like new 
fees, property, permits, etc. correlate better with the 
population served. Therefore, these potential revenues 
were extrapolated based on the peak population 
growth for the area using the average per capita 
revenues from FY2016-2018 as reported on the City’s 
annual budget report.

Other revenue items correlate better with land use 
types and are detailed below. 

Property Tax Values
Property assessments and taxable valuations are 
complex calculations in Iowa. Estimating property tax 
revenues in each area followed the steps below:

1. Calculate acres of each land use type in the area. 
Iowa uses the following assessment categories:

 k Agricultural Production (A)

 k Residential (R)

 k Multi-Family (M)

 k Commercial (C)

 k Industrial (I)

 k Exempt (E)

2. Estimate the average taxable valuation per acre 
using 2018 data from County Assessors, the Iowa 
Department of Management, and Plan Dyersville. 
These estimates are conservative given that new 
construction has higher assessment value and lack 
of comparable local data for commercial and higher 
density residential uses. 

 k Taxable Valuation per Land Use Acre = (total 
taxable valuation in Dyersville / total existing land 
use acres)

REVENUE DETAIL
 k Agricultural: $1,542 per acre

 k Rural Residential: $162,000 per acre (Based on 
Olde Castle Road subdivisions)

 k General Urban Residential: $291,000 per acre 
(Based on recent development on 12th Street)

 k Medium/High Density Residential: $600,000 per 
acre (Based on recent projects in the region. 
However, type and context of development will 
vary greatly. For example, apartments would likely 
be much higher valuation per acre)

 k Commercial: $350,000 per acre (2003 study 
plus inflation. However, type and context of 
development will vary greatly. For example, 
mixed-use would likely be much higher valuation 
per acre)

 k Industrial: $315,000 per acre (2003 study 
plus inflation. However, type and context of 
development will vary greatly)

3. Calculate the total taxes using the 2018 city tax levy 
rate of $8.5 for regular property and $3.00375 for 
agriculture property per $1,000 of taxable valuation. 

Sales Tax Estimates
Like many communities across Iowa, Dyersville 
administers a local option sales tax (LOST) of 1% on 
sales of commercial goods and services, excluding 
various items as determined by the State of Iowa. Any 
annexation will increase sales tax revenue to the city 
based on the per capita distribution from the State of 
Iowa.

 k LOST revenue = Peak Population Served by 
Annexation * LOST Receipts per Capita ($129) 

Road Use Allocation Tax
Road use allocation taxes are funds generated by 
fuel taxes, car registration, etc, that the State of Iowa 
returns to municipalities for street construction costs. 
Dyersville’s road use tax allocation per capita is $121. 

 k Road Use Allocation Tax revenue = Peak 
Population Supported * $121.
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FIGURE 4.1: Revenue Methodology

ITEM METHOD

Total Acres GIS Measurement

Floodplain FEMA Floodplain Maps

Rural Residential GIS Measurement/Plan Dyersville Future Land Use Map

General Urban Residential GIS Measurement/Plan Dyersville Future Land Use Map

Medium Density GIS Measurement/Plan Dyersville Future Land Use Map

High Density GIS Measurement/Plan Dyersville Future Land Use Map

Commercial GIS Measurement/Plan Dyersville Future Land Use Map

Industrial GIS Measurement/Plan Dyersville Future Land Use Map

Agriculture GIS Measurement/Plan Dyersville Future Land Use Map

Peak Population Supported Plan Dyersville Density Recommendations

Projected Valuation Iowa Department of Management/GIS Measurement

Road Miles

Existing Gravel GIS Measurement

Existing Paved GIS Measurement

Estimated New Road Miles per Acre Factor of 0.0495

Utility Miles Needed GIS Measurement Provided by the City

Possible Revenues

Property Taxes City Rate * Taxable Valuations per Acre Estimate from Recent Development - Annual Revenue

Sales Taxes State LOST Distributions Per Capita - Annual Revenue

Road Use Allocation Tax Per Capita Distribution Iowa DOT - Annual Revenue

Intergovernmental Revenues Extrapolated Per Capita from City Financial Reports - Annual Revenue

Charges and Fees Extrapolated Per Capita from City Financial Reports - Annual Revenue

Use of Money and Property Extrapolated Per Capita from City Financial Reports - Annual Revenue

Other Revenues Extrapolated Per Capita from City Financial Reports - Annual Revenue


