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TITLE 11
SUBDIVISION REGULATIONS

Red = Changes required by Utah law
Blue = Changes to be discussed by Planning Commission 

CHAPTER 3
SUBDIVISION DESIGN STANDARDS


SECTION:
11-3-1: General Standards
11-3-2: Standards Of Construction
11-3-3: Street Standards
11-3-4: Block Standards MOVED TO 11-2
11-3-4: Common Area Parcels on a Plat
11-3-5: Lot Standards
11-3-6: Cuts In Pavement
11-3-7: Development Standards
11-3-8: Private Roads And Driveways
11-3-9: Water And Sewer


11-3-1: GENERAL STANDARDS:
A. The design and development of subdivisions shall preserve, insofar as it is possible, trees, native land cover, natural watercourses, topography, existing topsoil, and vegetation.

B. The standards of construction of all buildings, structures, utilities, streets, and sidewalks: 
1. are to Shall conform to the building codes and standards of street construction adopted by the city; and also to the heretofore adopted by the city council. (Ord. 2012-01, 7-10-2012) and
2. Are subject to inspections and permits as authorized in 11-6-2 Enforcement of Title.

C. Where the city engineer has determined that land is subject to hazardous conditions such as landslides, mudflows, rock falls, snow avalanches, suspect soils, ground subsidence, shallow water table, open quarries, floods, and polluted water supply, said lands shall not be subdivided until the city engineer determines that
1. The hazards have been eliminated; or 
2. Evidence submitted that the said hazards will be eliminated by the subdivision and construction plans as required by 11-2-3(B).

D. All cut and fill slopes shall be reseeded and/or planted with vegetation as required by the city council city engineer or as stipulated in the environmental impact statement required by 11-2-3(B).

E. Cost of improvements which are required under the provisions of this title, as well as the cost of other improvements which the developer may install, shall be at the expense of the developer. (Ord. 2012-01, 7-10-2012)  Moved from 11-4-3

F. Completion Of Infrastructure Required:
1. Sale of any lot or occupancy of any home shall not be permitted until infrastructure has been completed and the city engineer has signed a statement certifying that:
a. The improvements described in the subdivider's plans and specifications have been completed, including any required public landscaping improvement or infrastructure improvements; and
b. The improvements comply with the recommendations of the planning commission, and the City Fire Department culinary water authority, fire authority, and sanitary sewer authority and, if requested, the local health department, and/or the public safety authority; and 
c. The improvements comply with the standards, rules and regulations for subdivisions approved by the City Council, which standards, rules and regulations are hereby incorporated in this title by reference. (Ord. 2012-01, 7-10-2012)  Moved from 11-4-1
2. If all improvements are not completed as scheduled and intended, the subdivider shall provide an improvement completion assurance and bond as required by 11-4 of this title before the sale of any lot or occupancy of any home will be authorized by the city.


11-3-2: STANDARDS OF CONSTRUCTION:  Moved to 11-3-1(B)


11-3-3: STREET STANDARDS:
A. Minimum Design Standards:
1. Minimum right-of-way width for a two-way city street shall be thirty four feet (34'), and the minimum hard surface width shall be twenty four feet (24'); minimum standards do not allow on street parallel parking. To allow parallel on street parking the minimum right of way must be fifty feet (50') and the minimum hard surface must be forty feet (40').
2. Minimum right-of-way width for a one-way city street shall be thirty feet (30'), and the minimum hard surface width shall be twenty feet (20'); minimum standards do not allow on street parallel parking. To allow parallel on street parking the minimum right of way must be thirty eight feet (38') and the minimum hard surface must be twenty eight feet (28'). Parking is permitted only on the right hand side when viewed from the flow of traffic.
3. Sidewalk construction will be in accordance with Title 7 Chapter 2 of city code.
4. Private drives shall have a minimum width of twenty feet (20') and shall be finished with an all-weather surface. 
a. Parking of vehicles and placement of public utilities in private drives is prohibited. 
b. The city will not maintain private drives, and 
c. The city will not collect trash from private drives.
A. All designs shall conform to the American Public Works Association (APWA) standards as required by Title 7 of city code.

B. Construction of all streets shall conform to standards in Title 7 of city code. 
1. Minimum requirements shall be as follows:
a. Base, six inches (6") compacted depth.
b. Gravel, three-quarter inch (3/4") or one inch (1") minus, to a compacted depth of three inches (3").
c. Asphalt, two and one-half inches (2-1/2") compacted depth.
d. Specifications for the design of street subbase, base, hard surfacing, curb and gutters, sidewalks, and the treatment of drainage courses shall comply with standard specifications as adopted by the city of the American Public Works Association?
e. 

C. Cul-De-Sacs: Cul-de-sacs shall be used only where unusual drainage or land ownership configurations exist which make other designs undesirable. 
1. Each cul-de-sac shall have a minimum hard surface width of twenty four feet (24') and a minimum right-of-way width of not less than thirty four feet (34').
2.  Cul-De-Sacs shall have a maximum length of four hundred feet (400'), and must be terminated by a turnaround of not less than one hundred twenty feet (120') in diameter.
3.  Surface water must drain away from the turnaround, except where due to the grade surface, water cannot be drained along the street away from the turnaround.  In such cases necessary catch basins, drain lines and drainage easements shall be provided.

D. Utility Easements: 
1. Utility corridor easements of not less than ten feet (10') shall be required where necessary for poles, wire, conduits, storm or sanitary sewers, gas and water mains and other public utilities'
2. Easements of greater width may be required along property lines where necessary for surface overflow or for the extension of main sewers or similar utilities.
3. The location of said easements shall be as shown on the final plat.  to be specified by the planning commission

E. Street Intersections: Streets shall intersect each other as nearly as possible at right angles. City streets shall approach other city streets at an angle of not less than eighty degrees (80°). Offsets in street alignment between ten feet (10') and one hundred twenty feet (120') shall be prohibited.

F. Street Grades: Minimum street grades shall be four-tenths of one percent (0.4%) and maximum street grades shall be twelve percent (12%).

G. Corner Returns: Curbs at all intersections shall be rounded with curves having minimum radius of twelve feet (12') measured to the back of curb and gutter.

H. Design Specifications: Specifications for the design of street subbase, base, hard surfacing, curb and gutters, sidewalks, and the treatment of drainage courses shall comply with standard specifications as adopted by the city.  Moved to 11-3-3(B)

I. Street Names: New street names or numbering shall not duplicate those already approved by the planning commission. A street, obviously a continuation of another already in existence, shall bear the same name and numbering sequence. The numerical system of street designations shall be maintained and extended where possible. Redundant, see 11-1-2(E) and 11-2-3(A)

J. Street Dedications: All streets shall be dedicated for public use. The dedication of half streets in any subdivision is prohibited. 
1. A plat that is signed, dedicated, and acknowledged by each owner of record, and approved according to the procedures specified in Title 11 of city code, operates when recorded as a dedication of all public streets and other public places, and vests the fee of those parcels of land in the city for the public for the uses named or intended in the plat.
2. The dedication established by this section does not impose liability upon the city for public streets and other public places that are dedicated in this manner but are unimproved unless:
a. Adequate financial assurance has been provided in accordance with this chapter; and 
b. The city has accepted the dedication.

K. Relations To Adjoining Street System: The arrangement of streets in new subdivisions shall make provision for the continuation of the existing streets in adjoining areas, or their proper protection where adjoining land is not subdivided, but in no case less than the required minimum width.  Redundant, see 11-2-3

L. Streetlights: Streetlights within subdivisions shall be required at all intersections, and at any point where there is a change in direction of the road, and at a distance of no more than four hundred feet (400') apart.

M. Fire Hydrants: Fire hydrants shall be placed at a distance of no more than five hundred feet (500') apart. (Ord. 2012-01, 7-10-2012)


11-3-4: BLOCK STANDARDS:  Moved to 11-2-A
11-3-4: COMMON AREA PARCELS ON A PLAT
A. As used in this section:
1. "Declarant" means the same as that term is defined in: (i) regarding a common area, Section 57-8a-102; and (ii) regarding a common area and facility, Section 57-8-3 of state code.
2. "Declaration," regarding a common area and facility, means the same as that term is defined in Section 57-8-3 of state code.
3. "Period of administrative control" means the same as that term is defined in: (i) regarding a common area, Section 57-8a-102; and (ii) regarding a common area and facility, Section 57-8-3 of state code.

B. A person may not separately own, convey, or modify a parcel designated as a common area or common area and facility, on a plat recorded in compliance with Title 11 of city code, independent of the other lots, units, or parcels created by the plat unless:
1. An association holds in trust the parcel designated as a common area for the owners of the other lots, units, or parcels created by the plat; or
2. The conveyance or modification is approved under Subsection (E).

C. If a conveyance or modification of a common area or common area and facility is approved in accordance with Subsection (E), the person who presents the instrument of conveyance to a county recorder shall:
1. Attach a notice of the approval described in Subsection (E) as an exhibit to the document of conveyance; or
2. Record a notice of the approval described in Subsection (E) concurrently with the conveyance as a separate document.

D. When a plat contains a common area or common area and facility:
1. For purposes of assessment, each parcel that the plat creates has an equal ownership interest in the common area or common area and facility within the plat, unless the plat or an accompanying recorded document indicates a different division of interest for assessment purposes; and
2. Each instrument describing a parcel on the plat by the parcel's identifying plat number implicitly includes the ownership interest in the common area or common area and facility, even if that ownership interest is not explicitly stated in the instrument.

E. Notwithstanding Subsection (B), a person may modify the size or location of or separately convey a common area or common area and facility if the following approve the conveyance or modification:
1.  The city; and
a. for a common area that an association owns, 67% of the voting interests in the association; or
b. for a common area that an association does not own, or for a common area and facility, 67% of the owners of lots, units, and parcels designated on a plat that is subject to a declaration and on which the common area or common area and facility is included; and 
2. During the period of administrative control of the declarant.



11-3-5: LOT STANDARDS:
A. Building Sites: The lot arrangement, design and shape shall be such that lots will provide a compact body of land for buildings and be properly related to topography and conform to requirements set forth herein.
B. Building Setback Lines: Twenty foot (20') minimum front setback, thirty foot (30') minimum rear setback, and a minimum side setback of eight feet (8') for interior lots, and a twenty foot (20') for street side of corner lots, with the combined sum for the two (2) side yards not less than sixteen feet (16').
C. Lot Sizes: All lots shown on the subdivision plat must conform to the minimum requirements of ten thousand (10,000) square feet 
D. Lot Width: Each lot shall have an average width of eighty feet (80') at the setback line in an R-1 zone and R-2 zone. All lots must abut on a city street.
E. Corner Lots: Corner lots shall have dimensions sufficient for the maintenance of required building setback lines twenty feet (20') on both streets, along with sufficient area to comply with area requirements of the zoning title 1 .  # B-G moved to 11-2-3(A)
F. Parts Of Lots: All remnants of lots below minimum size, left over after subdividing a larger tract, must be attached to adjacent lots, and evidence of such attachment submitted prior to the approval of the final plat. All lots designated within a subdivision must be the minimum standards set forth in this title.
G. Divided Lots: Where the land covered by a subdivision includes two (2) or more parcels in separate ownership and the lot arrangement is such that a property ownership line divides one or more lots, the land in each lot so divided shall be transferred by deed to single ownership before approval of the final plat, and such transfer recorded in the county recorder's office before being certified to the planning commission by the subdivider. (Ord. 2012-01, 7-10-2012)


11-3-6: CUTS IN PAVEMENT:
No cuts shall be made in street pavement after hard surfacing has been installed unless a permit is obtained and approved by the city. (Ord. 2012-01, 7-10-2012)


11-3-7: DEVELOPMENT STANDARDS:
A. Grading:
1. Land with twenty percent (20%) or greater slope shall have natural vegetation but may be supplemented by other plant material.
2. Every lot or parcel shall have a buildable area equal to at least forty percent (40%) of the minimum lot size required in subsection 11-3-5C of this chapter.
3. All rough street and site grading shall be completed prior to the installation of utilities.
4. Borrowing from on site for fill shall be prohibited unless the material is obtained from a cut permitted under an approved grading plan obtained for some purpose other than to produce fill material, or imported from outside the hillside area.
5. Cut slopes shall be constructed to eliminate sharp angles of intersection with the existing terrain and shall be rounded and contoured as necessary to blend with existing topography to the maximum extent possible. The city will not accept the dedication and maintenance of cut and fill slopes except those within the required street right of way. Where a cut or fill slope occurs between two (2) lots, the slope shall normally be made a part of the downhill lot.
6. Every effort shall be made to conserve topsoil which is removed during construction for later use on areas requiring vegetation or landscaping (i.e., cut and fill slopes).

B. Drainage:
1. Stormwater runoff collection facilities shall be designed so as to retain stormwater runoff on development sites for a sufficient length of time so as to prevent flooding and erosion during stormwater runoff flow periods as determined by the city engineer, or be designed to divert into the closest usable irrigation ditch or channel water conveyance facility.
2. No ditch or canal water conveyance facility shall be approved as suitable for the use of storm drainage water without the written permission of the appropriate irrigation company, or of the water users for such use water conveyance facility owner.
3. Stormwater runoff collection facilities shall be so designed as to divert surface water away from cut faces or sloping faces of a fill.
4. Curb, gutter and pavement designs shall be such that water on roadways is prevented from flowing off the roadway except into appropriate drainage facilities.
5. Natural drainage shall be riprapped or otherwise stabilized to the satisfaction of the city engineer below drainage and culvert discharge points for a distance sufficient to convey the discharge without channel erosion.
6. Waste material from construction, including soil and other solid materials, shall not be deposited within a natural or manmade drainage course within irrigation channels.
7. Sediment catchment ponds shall be constructed on the development site, unless sediment retention facilities are otherwise provided by the developer.

C. Fire Protection: The city fire chief fire authority must approve the subdivision for adequate fire protection. (Ord. 2012-01, 7-10-2012)  Redundant, see 11-2-3 and 11-2-4

D. Restrictions For Solar And Other Energy Devices:  The city may refuse to approve or renew any plat, subdivision plan, or dedication of any street or other ground, if deed restrictions, covenants, or similar binding agreements running with the land for the lots or parcels covered by the plat or subdivision prohibit or have the effect of prohibiting reasonably sited and designed solar collectors, clotheslines, or other energy devices based on renewable resources from being installed on buildings erected on lots or parcels covered by the plat or subdivision.


11-3-8: PRIVATE ROADS AND DRIVEWAYS:
A. The city shall not open, grade, pave or perform any maintenance work on any private or undedicated streets. 

B. The city shall not lay utility lines in any street which has not:
1. Been accepted by the city as a city street.
2. Which has not received approval of the city council as part of a final plat of a subdivision, unless an easement is granted.
C. The city shall not accept or maintain streets or public ways unless said streets have been constructed in accordance with standards and specifications which have been adopted by the city council. (Ord. 2012-01, 7-10-2012)  Moved to 11-2-4(C)


11-3-9: WATER AND SEWER:
A. Any person, firm or corporation, who shall hereafter subdivide any land within the city limits share assure adequate water availability:  Moved to 11-2-3(B)
1. Any subdivider who owns water rights to such irrigation water shares not already vested in the city corporation, shall be required to deed to the city water shares equivalent to one acre-foot of water per year for each dwelling unit to be constructed. Such water shares shall be used for conversion to the culinary water system of the city as it is deemed necessary. 
2. Any subdivider who does not own irrigation water shares must purchase the equivalent shares and deed them to the city. 
3. If no water rights are immediately available for purchase, the subdivider shall pay to the city an amount equal to the market value of said water shares and, as such time as water stock becomes available, the city shall purchase the equivalent shares.

B. Water Installations: Water installations will be installed in accordance with the provisions of Title 8 of city code.

C. Sewer Installations: Sewer installations will be installed in accordance with the provisions of Title 8 of city code. (Ord. 2012-01, 7-10-2012)
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