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Staff Report 

      Coalville City 
    Community Development Director 

 
 

To:            Coalville City Council and Mayor 

From:   Don Sargent, Community Development Director  

Date of Meeting: February 23, 2023 

Re: Chalk Creek Estates Phase 4 - MPD Subdivision Final Plat and CD’s 

Action:   Work Session  

________________________________________________________________________________ 

Chalk Creek Estates Phase 4 – MPD Subdivision Final Plat/CD’s 

REQUEST  

The purpose of this work session is to review and discuss the proposed MPD Subdivision Final 
Plat and Construction Drawings (CD’s) for Phase 4 of the Chalk Creek Estates Development.   

This item is scheduled for work session only (public comment will be taken at a future noticed 
public hearing on March 13, 2023). No action is requested at this time.  

BACKGROUND  

The proposed Phase 4 subdivision of the Chalk Creek Estates Development is located off Chalk 
Creek Road as shown on the Aerial Map as Attachment A.  

The overall Chalk Creek Estates Development approval history is as follows: 

• The final subdivision plat for Phase 1 was approved and recorded in 2018 which is 
immediately east of the currently proposed Phase 4 Subdivision.  

• Phase 2 of the Development received final plat was approved in 2019 and is pending 
recordation of the plat.  

• Phase 3 of the Development received preliminary plat approval in 2017, however, the 
effective period of the preliminary plat approval expired and will require a new application to 
be submitted.  

Attachment B includes a schematic of the overall phasing plan of the development for reference. 

The property owner, Boyer Investments (Chris Boyer) represented by Dirk Rockhill, CDS 
Drafting and Design, submitted a final subdivision plat and CD’s application for the Phase 4 
property. The proposed Phase 4 subdivision includes 11.34 acres with 22 single-family lots as 
shown on the final subdivision plat as Attachment C. The complete final plan set can be 
accessed from the following Dropbox link: 
https://www.dropbox.com/s/y2mqvjf7btydxpk/Final%20Construction%20Drawings%20Phase%204.pdf?dl=0 

 
The proposed subdivision includes 6 or more lots or units it is therefore classified as a Master 
Planned Development (MPD) in accordance with Section 8-6-020 of the development code.   
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On July 11, 2022, the City Council approved the MPD, and preliminary subdivision plat for 

Phase 4. On September 19, 2022, the Planning Commission recommended approval of the 

MPD, final Subdivision plat, and construction drawings to the City Council with several 

conditions.   

ANALYSIS  

The September 19, 2022 Planning Commission’s recommendation on the proposed MPD, final 
subdivision plat, and construction drawings included the following conditions of approval: 

1. The following note shall be added to the plat to put lot owners on notice that existing 
farming operations may occur in the surrounding area: “Lot owners of each lot platted 
in this subdivision and the owner of the residence constructed on a  lot have/has been 
given notice and recognizes that there are active agriculture lands and operations in the 
surrounding area and acknowledges and accepts that, so long as such lands and 
operations exist, there may be dust, noise, odor, prolonged work hours, use of 
roadways for the purposes of herding/moving animals, and other attributes associated 
with normal agricultural operations”. 

2. The applicant shall be responsible for the installation and/or construction and on-going 
maintenance of private recreational improvements for the direct benefit of the 
development on the park space identified as Parcel A on the subdivision plat as 
required by Section 8-4-080:A of the Development Code. The park improvements shall 
include 4 picnic tables on 3 concrete pads (it was determined that the proposed dog 
park be eliminated). The applicant shall provide the proposed park area square footage 
for verification.  

3. As required by Section 8-4-080:B of the Development Code and the Parks, Trails and 
Open Space Master Plan, the applicant shall construct a Class III Multi-Purpose Trail 
along Chalk Creek as shown on the subdivision plan exhibit presented at the meeting. 
The trail shall include a minimum 20-foot easement, 8-foot-wide paved pedestrian/bike 
trail and 4-foot-wide soft surface horse trail and be located no closer that the historic 
water line to Chalk Creek. The connection proposed by the developer from the 
subdivision sidewalk system to the Class 3 III trail to remain. 

4. All required ADA ramps in the subdivision shall be “directional”. 

5. The applicant shall submit a subdivision lighting and signing plan for review and 
approval.  

6. The applicant shall provide a subdivision landscaping and irrigation plan for review and 
approval. 

7. The applicant shall address the attached City Engineer and Public Works Director 
review comments. 

8. The applicant shall submit the final plat set to the North Summit Fire District for review 
and approval.  

The applicant provided responses to each of the Planning Commission’s conditions of approval 
in a letter to the City Council included as Attachment D.  Staff is prepared to answer questions 
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or address the responses by the applicant in advance of, or during the City Council work 
session discussion on this item.  

For reference at the work session, the following attachments include development code 
provisions and master plan documents and plans.  

Attachment E - Park, Trails, and Open Space provisions, Section 8-4-080 of the Development 
Code.  

Attachment F - Parks, Trails, and Open Space Master Plan.  

Attachment G – Street Signs, Landscaping, and Roadway Lighting requirements of the 
development code.   

The applicant is proposing to pay the fee-in-lieu of dedicating water to serve the subdivision. 

Required Review Process 

The MPD and final subdivision plat application process includes a review and public hearing by 
both the Planning Commission and City Council.  

RECOMMENDATION 
 
Staff recommends the City Council review, discuss, and provide direction to staff and/or 
the applicant regarding the proposed final subdivision plat and construction drawings for 
preparation of a possible action at a subsequent meeting. 

Attachments: 
 

A. Aerial Map 
B. Schematic Phasing Plan 
C. Subdivision Final Plan Set  
D. Applicant Responses 
E. 8-4-080: Parks, Trails, and Open Space Provisions 
F. Parks, Trails, and Open Space Master Plan 
G. Street Signs, Landscaping, and Roadway Lighting requirements 
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ATTACHMENT C
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To the Coalville City Council, 

 

We last met with the Coalville City Planning Commission on September 19, 2022, at 

which time it was the decision of the Planning Commission to recommend approval of 

the MPD, final subdivision plat and construction drawings for Chalk Creek Estates Phase 

4 to the City Council with the following conditions.  Conditions and our response to each 

condition is listed below. 

 

Condition 1. The following note shall be added to the plat to put lot owners on notice 

that existing farming operations may occur in the surrounding area:  “Lot owners of 

each lot platted in this subdivision and the owner of the residence constructed on a lot 

have/has been given notice and recognizes that there are active agricultural lands and 

operations in the surrounding areas and acknowledges and accepts that, so long as such 

lands and operations exist, there may be dust, odor, prolonged work hours, use of 

roadways for the purposes of herding/moving animals, and other attributes associated 

with normal agricultural operations”. 

Response:  “Lot owners of each lot platted in Phase 4 of the Chalk Creek Estates 

Subdivision, are to be given notice and recognize that there are active agricultural lands 

and operations in the surrounding areas and so long as such lands and operations exist 

there may be dust, noise, odor, prolonged work hours, use of roadways for the purpose 

of herding/moving animals, and other attributes associated with normal agricultural 

operations.”  (Final construction drawings-Sheet 3-Note 3) 

 

Condition 2. The applicant shall be responsible for the installation and/or construction 

and on-going maintenance of private recreational improvements for the direct benefit 

of the development on the park space identified as Parcel A on the subdivision plat as 

required by Section 8-4-080 of the Development Code.  The park improvements shall 

include 4 picnic tables on 3 concrete pads (it was determined that the proposed dog 

park be eliminated).  The applicant shall provide the proposed park area square footage 

for verification. 

Response:  We are planning to install and/or construct the following recreational 

improvements on the park space identified as Parcel A.   

ATTACHMENT D
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• (2) 13’x16’ concrete pads with (1) picnic table per pad and 5’ wide connecting 

walkways. (Final construction drawings-Sheet 4-Note #40) 

• (1) 22’x16’ concrete pad with (2) picnic tables and a 5’ wide connecting walkway. 
(Final construction drawings-Sheet 4-Note #61) 

• The square footage of Parcel A is 41,348 sq’. 

We are proposing to dedicate Parcel A to Coalville City for public use.  (Title 8-4-

080:A2) 

• Parcel A is in a unique/very public location and would be a nice resource and 

benefit to our community. 

o The existing city sidewalks in Phases 1 & 2, are already being regularly 

used by Coalville City residents who do not live in Phases 1 & 2.  This kind 

of use will only increase as the sidewalks are extended through Phase 4 

and they tie into the existing city sidewalk system. 

o The city sidewalks in Phase 4 pass right by the picnic table areas.  The 

picnic table areas are very accessible from the city sidewalks. 

o In addition to the city sidewalks that pass by Parcel A, there is a future 

public trail that would go right through the middle of it.  The picnic table 

areas would also benefit the trail system and enhance the experience of 

trail users. 

• Everything that we’re proposing would be at no cost to Coalville City and would 

require no regular maintenance by Coalville City. (Final construction drawings-Sheet 4-

Phased Landscaping & Irrigation Plan Notes) 

• Parcel A would provide an area for possible snow storage for Coalville City. 

 

Condition 3.  As required by Section 8-4-080:B of the Development Code and the Parks, 

Trails, and Open Space Master Plan, the applicant shall construct a Class III Multi-

purpose Trail along Chalk Creek as shown on the subdivision pan exhibit presented at 

the meeting.  The trail shall include a minimum 20-foot easement, 8-foot-wide paved 

pedestrian/bike trail and 4-foot-wide soft surface horse trail and be located no closer 

than the historic water line to Chalk Creek.  The connection proposed by the developer 

from the subdivision sidewalk system to the Class 3 III trail to remain. 

Response:   

-Parcel A 
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• We would like to propose installing a “Class II” trail through Parcel A instead 

of a “Class III” trail.   
o We are concerned about horses going up into “Parcel A” because the trail 

doesn’t lead anywhere.  We need to clearly define the parameters of 

where riders can go otherwise, they’ll end up riding on the sidewalks, 

roads, xeriscape areas, etc.  The east end of Parcel B would make an ideal 

starting and stopping point for horse riding.  There’s enough room for 

multiple riders to get on/off their horses or to turn around.  We have plans 

to install a hitching post in this area for riders to utilize.   

• We would also like to propose that we adjust the location of the trial that 

goes through Parcel A so it ties into the city sidewalk system as shown on 

the Final Construction Drawings. (Final Construction Drawings-Sheet 4-Note #45) 

o Because a trail is not going to extend up through Phase 2 at this time, it 

would make the trail going through Parcel A a lot more usable if it tied into 

the city sidewalk system. 

o A R.O.W. for a possible future trail will remain. (Final Construction Drawings-

Sheet 4-Note #50) 

• We would also like to propose upgrading the 8-foot-wide trail that runs 

through Parcel A from “asphalt” to “concrete”.  (Final Construction Drawings-Sheet 

4-Note #45) 

o Upgrading the 8-foot-wide trail to concrete would create a concrete 

boarder around the picnic table areas which would enhance the look and 

flow of the recreational improvements in this area. 

A concrete trail will last a lot longer and require less future maintenance 

and care. 

-Parcel B 

• Parcel B would remain a “Class III” trial but would serve as a starting and stopping 

point for the horse trail as described above. 

• We’d like to propose that we pay a fee “in lieu” of installing the “Class III” 

trial through Parcel B when we develop Phase 4. 
o Summit County does not have a schedule for when they will move the 

fairgrounds across the river and improve their parcel which is to the west 

of Phase 4.  If we install the “Class III” trail through Parcel B when we 

develop Phase 4, it will sit unused and take on a lot of unwanted wear 

until the County develops their parcel and installs the connecting section 

of “Class III” trail. 
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o If the “Class III” trail which goes through Parcel B and the County’s 

property are installed at the same time, they’ll tie together perfectly and 

look correct, they’ll be on the same maintenance schedule, and reduce 

waste. 

 

Condition 4.  All required ADA ramps in the subdivision shall be “directional”. 

Response:  The ADA ramps have been updated to a “directional” type ramp.  (Final 

construction drawings-sheet 4) 

 

Condition 5.  The applicant shall submit a subdivision lighting and signing plan for review 

and approval. 

Response:  

- Lighting Plan: (Final Construction Drawings-Sheet 4-Street Lighting Notes)   

1. Install streetlights per Coalville City standards as near as possible to the indicated 

locations.  (Final Construction Drawings-Sheet 4-Note #57).  (Title 10-5-060:E1) 

2. The top of the light fixture will not exceed 14’ above finished grade.  (Title 10-5-

060:E1) 

3. All light fixtures will be full cut-off type fixtures.  (Title 10-5-060:E1) 

4. Light fixtures color temperature will not exceed 4,000K.  (Title 10-5-060:E1) 

-Signage plan: (Final construction drawings-Sheet 4-Signage Plan Notes) 

1. Street and stop signs will be installed per plan location and per Coalville City 

Standards. (Final construction drawings-Sheet 4-Note #58 & #59) (Title 8-4-040:K) 

2. Individual property addresses will be visibly posted on the front of each home.  
(Title 8-4-040:K) 

 

Condition 6. The applicant shall provide a subdivision landscaping and irrigation plan for 

review and approval.  

Response: Final construction drawings-Sheet 4-Phased Landscaping & Irrigation Plan 

Notes. 

1. Each property owner will be required to landscape their front yard and park strip 

areas within the first year of closing on their home. 
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a. Trees shall be planted at the rate of at least one (1) tree per thirty (30) feet 

along a public street.  Trees shall be 1.5-2” caliper in size. (Title 8-4-040:V)   

We would like to discuss this code in more detail.  

b. All park strip areas will be landscaped with grass. 

c. All landscaped areas to be watered using automatic sprinkling/irrigation 

systems. 

2. To preserve the existing natural environment/scenery of the areas within Parcels 

A & B, no trees with be planted.  (Title 8- 4- 040:W/Variance)                  

3. Parcel A: 

a. The park strip area along Parcel A will be xeriscape with contractor grade 

landscaping fabric and 3-6” diameter fractured rock. 

b. The area within Parcel A will remain naturally vegetated.  Reseed as 

needed with a native grass mix “bio-meadow” or equivalent as directed by 

the developer. 

c.  A culinary water service line will be provided to Parcel A for future use. 

d. A secondary water service line will be provided to Parcel A for future use.  

4. Parcel B: 

a. The area within Parcel B will remain naturally vegetated.  Reseed as 

needed with a native grass mix “bio-meadow” or equivalent as directed by 

the developer. 

b. A secondary water service line will be provided to Parcel B for future use. 

 

Condition 7:  The applicant shall address the attached City Engineer and Public Works 

Director review comments. 

Response:  All of the comments have been addressed.  Please refer to the attached 

document “JUB Engineering”. 

 

Condition 8:  The applicant shall submit the final plat set to the North Summit Fire 

District for review and approval. 

Response: The final plat has been approved by the North Summit Fire District.  Please 

refer to the attached document “NSFD Approval Letter”. 
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Additional items that we would like to discuss and clarify with the City Council: 

 

Landscaping/Tree Quantities (Title 8-4-040-V) 

The code currently reads, “trees shall be planted at the rate of at least one (1) tree per 

thirty (30) feet along a public street.  We are concerned that this spacing is too dense.  

We are concerned about the potential negative impact these many trees could have on 

safety, maintenance, and maintaining/preserving the natural environment. 

 

Water Development 

We are planning to pay a “fee in lieu” for each acre foot of water for all lot in phase 4. 
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Effective Date: 09/17/2021 

 

 
8-4-080: PARKS, TRAILS and OPEN SPACE:  All required parks, 

trails/sidewalks and open space are subject to approval of the City Council consistent 

with the Coalville City Parks, Trails and Open Space Master Plan and the applicable 

Coalville City Engineering Standards and Construction Specifications, incorporated 

herein by reference.  All required open space shall be provided by the developer and all 

required park and trail/sidewalk improvements shall be constructed and paid for by the 

developer. 

 

A. Parks. All developments including residential subdivisions, master planned 

developments and commercial or industrial projects require land to be reserved, 

and improvements Installed for parks and playgrounds or other recreation 

purposes in locations identified in the Coalville City Parks, Trails, and Open 

Space Master Plan. Each reservation shall be of suitable size, dimension, 

topography, and general character, have adequate access, and benefit the 

development and surrounding residents. The area shall be shown on the 

subdivision plat or development site plan. The developer shall also be 

required to install improvements to the recreation areas which directly benefit 

the development. All improvements shall be built to City specifications.  

 

Payment of a fee to the City in lieu of reserving land and installing 

improvements may be considered in unique circumstances, as determined by 

the City Council, including property location, lack of access or need for parks 

or other recreational facilities. The fee-in-lieu amount shall be determined 

from a cost estimate of reserving the required land and installing the 

associated improvements.   

 

1. Required Park Area. The number of acres to be reserved using level of 

service standard of five (5) acres per one thousand residents or typically five 

(5) acres per two hundred fifty (250) dwelling and other units or lots. This 

calculation equates to eight hundred seventy-one (871) square feet per 

single family dwelling unit or 3,000 square feet of an equivalent residential 

unit (ERU) for all other units including but not limited to rental units and 

commercial or industrial buildings.   

 

2. Dedication of Recreation Areas. The developer shall dedicate all recreation 

areas and facilities to the City as a condition of final subdivision plat or 

development site plan approval. If the applicant provides recreational 

facilities solely for the use of the residents of the development, the facilities 

shall be privately maintained by the development and not dedicated to the 

City. 
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Effective Date: 09/17/2021 

 

3. Easement Area or Fee-in-Lieu of Provisions. In certain circumstances, 

such as property location, land characteristics, existing surrounding 

recreational areas and facilities, or other factors the City Council 

determines to be applicable, dedicated easement areas or payment of a 

fees-in-lieu may be preferable to on-site land reservations for parks and 

recreational facilities. 

 

4. Minimum Size of Park Areas and Recreational Facilities. In general, land 

reserved in all subdivisions or other developments for recreation purposes 

shall have an area of at least one (1) acre.  When the proposed area 

would create less than one acre, the City Council may require that the 

recreation area be located at a suitable place on the edge of the 

development so that additional land may be added at the time adjacent 

land is developed, in no case shall an area of less than one quarter (1/4) 

acre be reserved for recreation purposes This smaller amount will be 

accepted only when it is on the edge of the subdivision or when the City 

Council determines that the reduced size will result in a functional and 

usable recreation site. 

 

5. Recreation Sites.  Land reserved for recreation purposes shall be of a character 

and location suitable for use as a playground, play field, trails or for other 

recreational purposes, and shall be relatively level and dry; and shall be improved 

by the developer to the City standards. Such improvements shall be included in 

the performance guarantee for the development. All land to be reserved for 

dedication to the City for park and recreational purposes shall be approved by the 

City Council. 

 

6. Additional Recreational Areas or Open Space Reserved.  The provisions of this 

section are minimum standards. None of the paragraphs above shall be 

construed as prohibiting a developer from reserving land for recreational or open 

space purposes in addition to the requirements of this section. 

 

B. Trails and Sidewalks. Trails and sidewalks shall promote the expansion of 

the Coalville City trail and sidewalk network as illustrated on the City Parks, 

Trails and Open Space Master Plan. All subdivisions, master planned 

developments and commercial developments shall be designed with trail or 

sidewalk linkages to the Chalk Creek Corridor, Rails-to-Trail, Historic Main 

Street trail and sidewalk systems or other areas as applicable. An impact 

analysis shall be prepared by the developer addressing existing and future 

trail and sidewalk needs and opportunities. 

 

Page 2 of 6
Page 14 of 22



Effective Date: 09/17/2021 

 

1. Required Sidewalks and Trails. The Coalville City Trails, Parks and Open 

Space Master Plan shows the existing and proposed future trails and 

sidewalks in the city. The future trails and sidewalks shown on the master 

plan are conceptual and are not required to be constructed until such time the 

property is considered for development. The final alignment, easement 

dedication, level of improvement (classification) and construction of all 

sidewalks and trails shall be determined at the time of subdivision review of 

the property. All sidewalks and trails are to be non-motorized and dedicated 

for public use. An easement and construction of the associated sidewalk or 

trail classification shall be required with all major subdivision and master 

planned development (MPD) applications. Per Section 10-3-200 of the Code, 

sidewalk and trail requirements shall be based on the “rough proportionality” 

of the sidewalk or trail with the associated impact of the development. Only an 

easement for the sidewalk or associated trail classification shall be required 

for a property being considered for a  minor subdivision application. However, 

construction of a sidewalk or trail may be required for a minor subdivision if 

the property is located along an existing public street and the City Council 

determines the sidewalk or trail is necessary for safety. 

 

2. Location. Trails and sidewalks are to be generally located as shown on the 

trails master plan and shall provide a link to schools, recreation facilities, 

Historic Main Street, parks, other development areas and significant natural 

features, such as Chalk Creek, the Weber River, Echo Reservoir, ridgelines, 

rock outcroppings, cliffs, densely vegetated areas, and other similar features. 

In most cases trails separated from the road right of way are preferable. 

Sidewalks shall be located within the dedicated non-pavement right-of-way of 

all roads unless an alternate location has been specifically approved by the 

City Council. Preferably the sidewalks should be separated from the travel 

lane by a park strip. 

 
3. Design Standards.  Trails shall be related appropriately to topography, 

require a minimum of site disturbance, permit efficient drainage, and provide 

safe access. Walking and hiking trails, bike paths, and horse trails shall be 

provided by the developer consistent with the City Parks, Trails and Open 

Space Master Plan, the General Plan and the Engineering Standards and 

Construction Specifications as determined through the project review 

process.  

 
4. Construction Standards. Trails and sidewalks shall be built to applicable City 

standards and specifications based on the classification of trail or sidewalk 

being constructed as identified on the Coalville City Trails, Parks and Open 

Land Master Plan. Easements for the applicable trail classification shall be 
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Effective Date: 09/17/2021 

 

dedicated for trails (see Typical Trail Classifications and Standards). Trails 

and sidewalks shall be constructed at the time of road construction, unless 

the City Council determines otherwise through the development review 

process, in which performance security shall be required pursuant to the 

Code for all trail and sidewalk improvements. Sidewalks shall, at a minimum, 

be constructed of concrete at least four (4) inches thick, and six (6) inches 

thick through driveway approaches, and not less than five (5) feet in width. 

 

C. Open Land. All Master Planned Developments (MPD), as set-forth in Title 

8-6 shall provide and deed restrict open land that is left natural, 

undeveloped, or unimproved (except recreational areas) for public or 

private purposes. A base percentage amount of deed restricted open land 

is required for development within each zone district in accordance with 

Section 8-6-060:B of the Code. 
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Typical Trail Classifications and Standards 

   

 

     Class I – Natural Trail 

 

 

 

 

 

 

 

 

 

          

 

 

 

  Class II – Improved Trail 
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Class III – Multi-Use Trail 
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Effective Date: 11/30/2018 

 

10 

 

2. Bridges of primary benefit to the applicant, as determined by the City Council, 
shall be constructed at the full expense of the applicant without reimbursement from 
the City. The sharing of expense for the construction of bridges not of primary 
benefit to the applicant as determined by the City Council will be fixed by special 
agreement between the City Council and the applicant. 

K. Traffic Control and Street Signage: 

1. All roads will be designated with road names, and signs will be installed at each 
major road intersection. All lots and/or homesites will be visibly signed with street 
addresses and numbered as such or at the beginning of the driveway. Emergency 
access roads shall also be clearly identified.  
 
2. The applicant shall erect or post acceptable guarantees ensuring placement of 
road and street signs required by the City Engineer. All signs shall be installed 
before issuance of a building permit for any residence on the streets approved. 
Street signs shall be designed according to City Specifications and Construction 
Standards. 

3. All roads shall be named or numbered in accordance with the City’s addressing 
system and road identification signs in accordance with City standards and 
specifications. All permitted structures for residential, commercial and industrial uses 
shall post addresses prior to occupancy. 

4. The developer shall be responsible for the expense of constructing and placing 
traffic control signs, as follows: 

a. Stop signs shall be placed at all intersections of arterial and collector streets or 
as determined by the City Engineer. 

b. Yield signs shall be required at the intersection of all other streets and roads 
when determined appropriate by the City Engineer. 

L. Road Maintenance: 

1. Snow Removal and Road Maintenance:  

a. Snow removal and road maintenance on private roads will be the responsibility 
of the respective homeowners' association and/or homeowners and will be noted 
as such on the recorded plat. 

2. Maintenance Cost:  

a. Roads intended to be owned and maintained by the City will not be accepted  
for such purposes until adequate tax revenues accrue to the City from the 
development to pay the cost of all related road maintenance services for the 

ATTACHMENT G
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13 

 

Q. Road and Street Names. 
The City Council shall approve names for all roads and streets at the time of final 
approval.  Names shall be sufficiently different in sound and in spelling from other 
road names in Coalville to eliminate confusion. A Street which is or is planned as a 
continuation of an existing road shall bear the same name. 

 
R. Street and Parking Lot Lighting. 

Installation of street and parking lot lights shall be in accordance with Title 10: 
Chapter 5. 
 

S.  Reserve or Protection Strips. 
The creation of reserve or protection strips shall not be permitted adjacent to a 
proposed street for the purpose to deny access from adjacent property to the street. 

 
T.  Excess Right-of-Way. 

Right-of-way widths in excess of the standards referenced in these regulations shall 
be required whenever, due to topography, additional width is necessary to provide 
adequate cut and fill slopes. Such slopes shall not be more than 3:1 grade, unless 
specifically approved by the City. 

 
U.   Road Dedications and Reservations. 

Where a subdivision borders an existing narrow road or when the General Plan or 
Streets Master Plan indicates plans for realignment or widening a road that would 
require use of some of the land in the subdivision, the applicant may be required to 
improve and dedicate such areas for widening or realignment of such roads. 

 
V.  Landscaping. 

Trees shall be planted at the rate of at least one (1) tree per thirty (30) feet along a 
public street.  The trees shall be 1 ½ - 2” caliper in size.  If appropriate, trees may be 
planted in clusters to create a move natural affect. All landscape park strips shall 
contain grass or other ground cover acceptable to the City Council as recommended 
by the Planning Commission and shall be sufficiently irrigated.  Shrubs, flower beds, 
bark mulch and other appropriate ground cover is highly encouraged, specifically 
native and drought resistant species.  All landscaped areas shall be maintained 
using a sprinkler and/or irrigation system which is capable of being engaged 
automatically on a regular basis.  The applicant shall provide appropriate guarantee 
on landscaping for a minimum of one (1) year survival as part of the Construction 
Performance Guarantee of the overall project.  

 
W. Variance. 

When circumstances peculiar to the property exist, or if it is in the best interest of 
preserving the natural environment and when approved by the applicable public 
agencies, a variance to these road, street or driveway standards may be granted by 
the City. No Variance shall be given if the hardship has been self-imposed. All 
Variance Proceedings shall follow the procedures set forth in this title.  
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V. Landscaping.
Trees shall be planted at the rate of at least one (1) tree per thirty (30) feet along a 
public street. The trees shall be 1 ½ - 2” caliper in size. If appropriate, trees may be 
planted in clusters to create a move natural affect. All landscape park strips shall 
contain grass or other ground cover acceptable to the City Council as recommended 
by the Planning Commission and shall be sufficiently irrigated. Shrubs, flower beds, 
bark mulch and other appropriate ground cover is highly encouraged, specifically 
native and drought resistant species. All landscaped areas shall be maintained 
using a sprinkler and/or irrigation system which is capable of being engaged 
automatically on a regular basis. The applicant shall provide appropriate guarantee 
on landscaping for a minimum of one (1) year survival as part of the Construction 
Performance Guarantee of the overall project.
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3. All pole mounted parking lot lights shall be set back from property lines a distance 
equal to two (2) times the height of the pole. 

 
4. Pole mounted fixtures shall be limited to two (2) light sources per pole. 

 
5. Spot lighting of parking lots from a building, pole or other structure is prohibited. 

 
6. On parking lots greater than one-fourth (1/4) acre in size, programmable full cut-

off fixtures shall be used. These fixtures shall be dimmable and paired with 
motion sensors that are incorporated into the lighting system. Commercial 
businesses located within the Highway (HC) Zone are exempt from this 
requirement.  

 
D. Walkway/Pathway Lighting: All pathway pole top fixtures shall not be mounted 

higher than ten feet (10') above Finished Grade directly below the fixture, as 
measured to the top of the fixture. 

E. Roadway Lighting: 

1.  Residential Street Lighting shall not exceed fourteen feet (14’) above Finished 
Grade to the top of the fixture. All residential streetlights shall utilize lamp 
types that are full cut-off with correlated color temperature not exceeding 
4,000 degrees kelvin. 

2. Major Roadway lighting, including arterial and collector roads, shall not 
exceed twenty feet (20’) above Finish Grade to the top of the fixture. All major 
roadway lighting fixtures shall utilize lamp types that are full cut-off with 
correlated color temperature not exceeding 5,000 degrees kelvin.  

 
F. Gas Station Canopy Lighting: 

 
1. Lighting levels of gasoline station canopies shall be limited to illuminating the 

activities taking place under the canopy, not to attract attention to the 
business. 

 
2. Gas station canopies may be illuminated provided all light fixtures are 

mounted on the undersurface of the canopy and all light fixtures are full cut-
off. The undersurface of the canopy shall be a nonreflective material and 
non-gloss color. 
 

3. Under gas station canopy lighting shall be exempt and not included in the 
total outdoor light output calculation for the property in which the canopy is 
located.  
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E. Roadway Lighting:
1. Residential Street Lighting shall not exceed fourteen feet (14’) above Finished 
Grade to the top of the fixture. All residential streetlights shall utilize lamp 
types that are full cut-off with correlated color temperature not exceeding 
4,000 degrees kelvin.




