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CHAPTER 4. SUBDIVISIONS

Sec. 4.8. Road adequacy standards.

4.8.1.General. New development must be supported by an adequate roadway network. It is necessary and 
desirable to obtain rights-of-way for off-site, abutting, and internal streets to support new development at 
the time of platting or development of the land. There must be a rough proportionality between the traffic 
impacts created by a new development and requirements placed on the property owner to dedicate and 
improve off-site and abutting street rights-of-way. The method for determining proportionality shall be 
identified in the Technical Manual. The City desires to assure both that development impacts are mitigated 
through contributions of street rights-of-way and improvements and that a development project contribute 
no more than its fair proportional share of street costs. 

4.8.2.Boundary Street Improvements.

A. Applicability. The developer's obligations concerning boundary streets are as follows: 

1. For developments adjacent to existing or future streets identified on the Thoroughfare Plan, the 
property owner shall dedicate one-half of the right-of-way needed to meet the specifications in 
the Thoroughfare Plan.

2. The City may require additional land and improvements for rights-of-way for adjacent 
thoroughfares where necessary to achieve adequacy of the road network and where such 
additional land and improvements are proportional to the traffic impacts generated by the 
proposed development, depending on factors such as the impact of the development on the 
adjacent thoroughfare, the timing of development in relation to need for the thoroughfare, and 
the likelihood that adjoining property will develop in a timely manner.

3. When a proposed development abuts and/or takes access from one or both sides of an existing 
substandard street, the developer shall be required to improve the substandard street and its 
appurtenances (such as curbs and gutters, storm drainage, sidewalks, barrier-free ramps, etc.) to 
bring the same to City standards, or to replace it with a standard City street, at no cost to the City 
other than as may be provided in the City’s cost-sharing policies, including the City’s Impact Fee 
Ordinance that are in effect at the time of Final Plat approval. The exclusion of appurtenances 
associated with improvements to substandard streets is at the discretion of the city engineer.

4. If the proposed development is located along only one side of an existing substandard street, and 
if the City makes a determination that it is not feasible to improve the full width of said 
substandard street at that time the City may require the developer to pay into escrow, in 
accordance with Section 2.9.10, funds for the future improvement of the street as a condition of 
Final Plat approval for the development.

For developments adjacent to minor streets and collector streets the developer shall be responsible for 
dedicating land for one-half of the required right-of-way of an adjacent minor street and/or 
collector street; and constructing improvements for one-half of the required width of adjacent 
minor street and/or collector streets, including curbs, gutters and storm drainage (if the 
applicable cross section requires curb and gutter). The City may allow cash payment in lieu of 
construction upon approval by the City Engineer. 

2. For developments adjacent to major thoroughfare/arterials and larger streets the development 
shall be responsible for dedicating land for one-half of the required right-of-way (up to the 
developments proportional share of the right-of-way); and constructing the proportional share of 



the required street, including curb, gutter and storm drainage (if the applicable cross section 
requires curb and gutter). The City may allow cash payment in lieu of construction upon approval 
by the City Engineer. 

35. When a roadway or other improvement listed in #1 or #2 abovethis section is included in the 
Capital Improvement Plan for Roadway Impact Fees, the developer may request offset or credits 
against capital recovery fees for roadways in accordance with the City's Code of Ordinances 
dealing with Capital Recovery Fees [102-364]. 

B. Exemptions for Boundary Street Construction Payment and/or Construction.

1. For developments adjacent to designated, state or federal roadways no financial contribution 
other than dedication of right-of-way is required. 

2. Developments in the ETJ that create 4 lots or less. 

3. Development in the ETJ which front on a street which is not identified on the Thoroughfare Plan. 

4. Developments in the City that create 4 single-family lots or less and front on a street which has 
not been identified as a collector , major or minor larger thoroughfare (only applicable to streets 
already improved and accepted by the City). 

4.8.3.Traffic Impact Analysis.

A. Applicability. All subdivision plats and project/driveway access request shall require a traffic impact 
analysis (TIA) form worksheet or TIA, as provided for in this section, to be completed by the developer 
and approved by the City Engineer. A peak hour trips (PHT) generation formTIA  may also be required 
by the Planning Director, the Planning and Zoning Commission or the City Council as part of a zoning 
change application. The City Engineer and Planning Director may waive the requirement for a TIA on 
projects where the expected peak hour trips are less than 100. A TIA or peak hour trips (PHT) 
generation formTIA worksheet shall be performed by the property owner or its agent. The type of 
submittal required shall be based upon the number of peak hour trips (PHT) generated by the 
proposed development, as set forth in the following table: 

B. TIA Table Submittal Type.

Peak Hour Trips (PHT) Submittal Type 
100 or less PHT Generation FormTIA worksheet (no TIA required) 
101—500 Level 1 TIA 
501—1,000 Level 2 TIA 
1,001 or more Level 3 TIA 

When the use or design of a site changes from that on which a previous TIA was submitted and 
accepted, the property owner or its agent shall perform and submit to the city an amended TIA 
worksheet.  If the use or design of a site changes from that on which a previous TIA was submitted and 
accepted such that the number of PHT increases by the greater of either 10% or 100 or more PHT, the 
property owner or its agent shall perform and submit to the city an amended TIA.

C. Impact area. The impact area is the area within which any traffic impact analysis is conducted in order 
to determine compliance with the level of service standards as described in the UDC Technical Manual. 
This area shall be based on the size of the development and the PHTs projected to be generated by the 
proposed development. The impact areas shall be established as shown in the following table: 

TIA Impact Area Table 
Submittal Type Impact Area 
Level 1 or Level 2 TIA The site and area within one-quarter mile from the boundary of the site. 



Level 2 TIA The City Engineer may require the area of study to be extended up to a maximum 
of one mile from the boundary of the site. 

Level 3 TIA The site and area within one mile from the boundary of the site. 

D. TIA Requirements/Peak Hour Trips Generation Form and Application Materials. Please see UDC 
Technical Manual for specific requirements on analysis requirements. A study-scoping meeting with 
city staff may be required prior to starting a full traffic impact analysis. 

E. City evaluation and action. The City shall evaluate the adequacy of the Traffic Impact Analysis (TIA) 
prepared by the applicant. Based upon such evaluation, the City shall determine whether the 
application may be approved in the absence of dedication of rights-of-way or construction of 
improvements to each affected thoroughfare and the extent of the applicant's obligations to make 
such dedications or improvements. If the TIA indicates that the proposed development would cause a 
reduction in the level of service for any roadway or intersection within the impact area that would 
cause the roadway or intersection to fall below the level of service C, the  The City shall condition the 
approval of the subdivision application on one or more of the following performances by the applicant: 

1. Delay or phasing of development until thoroughfares with adequate capacity or intersection 
improvements are constructed; 

2. A reduction in the density or intensity of the proposed development sufficient to assure that the 
road network has adequate capacity to accommodate the additional traffic to be generated by 
the development; 

3. The dedication or construction of thoroughfares or traffic control improvements needed to 
mitigate the traffic impacts generated by the proposed development. 



CHAPTER 7. DEFINITIONS

[Sec. 7.1.] [Definitions.]

103. Pavement width. The portion of a street available for vehicular traffic; where curbs and gutters are laid, it is 
the portion between the guttersface of curbs. 

140. Street. A public right-of-way which provides primary vehicular access to adjacent land, whether designated 
as a street, highway, thoroughfare, parkway, throughway, avenue, lane, boulevard, road, place, drive or 
however otherwise designated. 

a. Street, arterial. A thoroughfare designated as a freeway, expressway, major arterial or minor arterial in 
the most recently adopted City thoroughfare plan. The primary function of an arterial is to carry traffic 
through the City, and (an arterial) is designed for as high a speed as possible, to carry as much traffic as 
possible. Also known as a major thoroughfare. 

b. Street, collector. A street that primarily carries traffic from local or residential streets to major 
thoroughfares and highways, including the principal entrance streets for circulation to schools, parks 
and other community facilities within such a development, and also including all streets which carry 
traffic through or adjacent to commercial or industrial areas. 

c. Street, local or residential. A street that is used primarily for access to abutting residential property and 
circulation of traffic within residential neighborhoods. It is of a width and design to discourage through 
traffic, thereby protecting the residential area. A local street serves the same purpose in a commercial 
or industrial district. 

d. Street, frontage. A local street lying parallel to and adjoining a major street right-of-way, which 
provides access to abutting properties. 

e. Street, marginal access. A street which is parallel and adjacent to an arterial street and which primarily 
provides vehicular access to abutting properties and protection from through traffic. 

f. Street, private or service drive. A vehicular accessway under private ownership and maintenance that 
has not been dedicated to the City and accepted by the City. 

g. Cul-de-sac. A short public street having but one opening or access to another public street and which is 
terminated by a permanent vehicular turnaround. 

h. Dead-end. That portion of a public street that initially has only one opening or access to another public 
street, and which will be extended at a later date. 

i. Street, substandard. An existing street that does not meet the current minimum street standards of the 
City.
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