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CLEARFIELD CITY PLANNING COMMISSION 
MEETING AGENDA  

 
Notice is hereby given that the Clearfield City Planning Commission will hold a regularly scheduled meeting at 
7:00 P.M., Wednesday, December 6, 2023, on the 3rd floor in the City Council Chambers of the Clearfield City 
Municipal Building, located at 55 S. State Street, Clearfield, UT 84015.  
 
WORK SESSION – 6:30 PM – Executive Conference Room 
Review of agenda items to address questions. 
 
REGULAR SESSION – 7:00 PM- Council Chambers 

• CALL TO ORDER – PLEDGE OF ALLEGIANCE 

• PLANNING COMMISSION CHAIR STATEMENT 

• APPROVAL OF MINUTES 

- July 5, 2023 
- September 6, 2023 

DECISION ITEMS 

Scheduled Items: 

1. Discussion and Possible Action on CUP 2023-1104, a conditional use permit request by Alpine Church to 
operate a church at the subject location. Location: 690 West 1700 South (TIN: 12-297-0005, 12-297-0004, 
& 12-065-0158). Parcel Area: 5.95 Acres. Zone: C-2 (Commercial). Staff: Tyson Stoddard, Planner 
(Administrative Action). 

2. Discussion and Possible Action on FSP 2023-1103, an amended subdivision plat request by Alpine Church 
to combine the subject properties into one lot. Location: 690 West 1700 South (TIN: 12-297-0005, 12-297-
0004, & 12-065-0158). Parcel Area: 5.95 Acres. Zone: C-2 (Commercial). Staff: Tyson Stoddard, Planner 
(Administrative Action).  

DISCUSSION ITEMS 

1. Staff Discussion 
- Subdivision Ordinance Update 
- 2024 Planning Commission Meeting Schedule 

2. Staff Communications 
3. Commissioner’s Minute 

 
 

**PLANNING COMMISSION MEETING ADJOURNED** 
 
Dated this 30th day of November 2023.                          
/s/Tyson Stoddard, Planner   
 
Meetings of the Planning Commission of Clearfield City may be conducted via electronic means pursuant to Utah Code Ann. § 52-4-207 as amended. In 
such circumstances, contact will be established and maintained via electronic means and the meetings will be conducted pursuant to the Electronic 
Meetings Policy established in City Code § 1-6-4H for electronic meetings.  
 

http://www.clearfield.city/
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Clearfield City, in accordance with the ‘Americans with Disabilities Act’, provides accommodations and auxiliary communicative aids and services for all 
those citizens needing assistance.  Persons requesting accommodations for City sponsored public meetings, service programs, or events, should call the 
Customer Service Center at 801-525-2701, giving the City a 48 hour notice. 

 
The Work Session meeting is a public meeting; however, public comments are only received in the formal Planning Commission meeting.  The Planning 
Commission Public Meeting is a public forum where the Planning Commission may receive comment from applicants, the public, applicable agencies and 
city staff regarding land use applications and other items on the Commission’s agenda. In addition, it is where the Planning Commission takes action on 
these items. Action may be taken which may include: approval, approval with conditions, denial, continuance or recommendation to other bodies as 
applicable. 
 
The complete public notice is posted on the Utah Public Notice Website - www.utah.gov/pmn/, the Clearfield City Website - clearfield.city, and at Clearfield 
City Hall, 55 South State Street, Clearfield, UT 84015. To request a copy of the public notice or for additional inquiries please contact Tyson Stoddard at 
Clearfield City, tyson.stoddard@clearfieldcity.org & 801-525-2718. 

http://www.clearfield.city/
http://www.utah.gov/pmn/


 

CLEARFIELD PLANNING COMMISSION MEETING 1 
July 5, 2023 2 

7:00 P.M. – Regular Session 3 
 4 
PRESIDING:  Chris Uccardi  Chair 5 
 6 
PRESENT:  Megan Ratchford Vice Chair  7 

Kathryn Murray Commissioner 8 
 Robert Browning Commissioner 9 
 David Bloomfield Commissioner 10 
 Brogan Fullmer Commissioner 11 
 Lauren DeSpain Commissioner  12 
 Jaylee Bouwhuis Youth Commission Ambassador 13 
 14 
ABSENT: Chad Mortensen Commissioner (Alternate)   15 
 Zach Gaines Commissioner (Alternate) 16 
   17 
STAFF PRESENT: Shawn Robinson Assistant City Attorney 18 
   Spencer Brimley Community Development Director   19 
 Brad McIlrath Senior Planner 20 
 21 
VISITORS:   22 
  23 
Chair Uccardi called the meeting to order and led the Pledge of Allegiance.  24 
 25 
Planning Commission Chair Statement. 26 
 27 
APPROVAL OF CUP 2023-0603, A CONDITIONAL USE PERMIT REQUEST BY EUGENE 28 
DEGUZMAN FOR A HOME OCCUPATION BUSINESS TO CLEAN AND DETAIL 29 
VEHICLES WITHIN AN ATTACHED GARAGE. LOCATION: 1061 EAST 1100 SOUTH 30 
(TIN: 09-024-0001). PARCEL AREA: 0.2 ACRES. ZONE: R-1-8 (RESIDENTIAL). STAFF: 31 
BRAD MCILRATH, SENIOR PLANNER. (ADMINISTRATIVE ACTION). 32 
 33 
Brad McIlrath, Planner, presented the following: 34 

• Zoning was R-1-8 (Residential) 35 
• Applicant seeking to use attached garage for a Home Occupation business to detail and 36 

clean vehicles.  37 
• Home Occupations permitted in all residential zones, subject to code standards. 38 
• Home Occupations that use a garage or accessory structure require a Conditional Use 39 

Permit. 40 
• Showed an aerial image and zoning map. 41 
• Showed the proposed floor plan. 42 
• Stated the purpose of Home Occupation standards was to protect the residential character 43 

of the City’s neighborhoods from impacts of business and commercial activities that 44 
might take place in individual dwelling units. 45 

  46 
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Commissioner Fullmer asked if the City had any standards related to management of chemicals 1 
and if that would apply to this business having vehicles on driveways or in the garage. Mr. 2 
McIlrath said that storm water regulations were handled by the Public Works Department, and if 3 
there were any concerns about chemicals running into the storm water system it would be 4 
addressed through Code Enforcement. He said that applied to a lot of things and gave an example 5 
of having gutters that were dirty and needed to be cleaned to prevent stormwater contamination. 6 
Commissioner Fullmer gave an example of a carwash and said that they have a filtration and 7 
treatments system to treat water before releasing any into the storm water system. He asked if in 8 
general the City’s storm water system had a similar treatment process. Mr. McIlrath stated that 9 
the storm water was typically not treated. He explained that the detention and retention basins 10 
naturally filter the water to a certain extent. Mr. McIlrath also explained that there was also 11 
something called an illicit discharge which was prohibited, and people found in violation would 12 
have fines for that type of activity.  13 
 14 
Commissioner Ratchford asked how many vehicles would be serviced each day. Mr. McIlrath 15 
said that from what he understood, the vehicles serviced would likely be by appointment only and 16 
that there wouldn’t be excessive traffic associated with the use.  17 
 18 
Commissioner DeSpain asked if there would be washing activities in the garage. Mr. McIlrath 19 
responded that from his understanding there wouldn’t be much washing of vehicles, but that the 20 
business focused on detailing which could take place in the garage.  21 
 22 
Commissioner Fullmer asked the representative for information on the process they used in 23 
detailing the vehicles. The representative, Alyssa McEwan, said that they would mostly be doing 24 
detail work on the inside of vehicles. She said any exterior detailing would likely be just for the 25 
wheels.  26 
 27 
Chair Uccardi asked for any other questions or discussion amongst the Planning Commission.  28 
 29 
Commissioner Ratchford moved to approve CUP 2023-0603, a conditional use permit 30 
request by Eugene Deguzman for a home occupation business to clean and detail vehicles 31 
within an attached garage at 1061 East 1100 South. The approval was based on the findings 32 
in the staff report and subject to the following conditions.  33 

1. The cleaning and detailing operations shall take place wholly within the garage and 34 
not in the driveway or public street. 35 

2. No more than one (1) nonresident may be employed on the premises, at any time. 36 
3. The home occupation shall not physically change the dwelling to the extent that it 37 

would alter the residential character of the neighborhood in which it is located. 38 
4. The use shall not unreasonably disturb the peace and quiet of the neighborhood by 39 

reason of signage, color, design, materials, construction, lighting, sound, noises, or 40 
vibrations. 41 

5. Storage of material must be entirely within an enclosed structure. 42 
6. The home occupation shall not generate vehicular traffic significantly in excess of 43 

that which is normally generated by a residential use. The home occupation shall not 44 
generate frequent deliveries by large vehicles.  45 

7. All vehicles of customers or residents that are on the subject property shall be 46 
parked on authorized and properly surfaced portions of the lot. 47 
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8. The home occupation shall not be associated with noise, dust, odors, noxious fumes, 1 
glare, or other hazards to safety and health, which are emitted and may be 2 
discernable beyond the premises. The home occupation shall not create a hazard by 3 
using or storing flammable, explosive, or other dangerous materials in quantities 4 
that exceed those which may normally be found in a residence.  5 

9. To protect the residential character of the neighborhood, the business shall operate 6 
only between the hours of 8:00 a.m. and 8:00 p.m.  7 

10. The applicant shall obtain a Clearfield City business license prior to the 8 
commencement of business operations from this location. 9 

Seconded by Commissioner Murray. The motion carried on the following vote. Voting 10 
AYE: Commissioners Uccardi, Ratchford, Murray, Browning, Bloomfield, Fullmer, and 11 
DeSpain. Voting NO: None. 12 
 13 
STAFF DISCUSSION 14 
 15 
Brad McIlrath, Senior Planner, gave a training with the following topics. 16 

• Planning Commission’s Role 17 
• General Plans 18 
• Station Area Plans 19 

 20 
STAFF COMMUNICATIONS 21 
 22 
Mr. McIlrath gave a report of the Station Area Plan Open House that was held at the Aquatic 23 
Center on June 28, 2023.  24 
 25 
Mr. McIlrath introduced Jaylee Bouwhuis, a member of the Clearfield City Youth Commission. 26 
He shared that she was appointed at the Youth Commission Ambassador to the Planning 27 
Commission. Jaylee said that she was a Senior and spoke about the great programs at Clearfield 28 
High School and school pride.   29 
 30 
COMMISSIONERS MINUTE 31 
 32 
Chair Uccardi: Said that he heard from someone that traveled from Price to attend the 4th of July 33 
event. He thanked everyone for their hard work and efforts.  34 
 35 
Vice Chair Ratchford: Thanked everyone for their work and efforts for the 4th of July event. She 36 
said she really enjoyed it, residents enjoyed it, and it was a great success.  37 
 38 
Commissioner Murray: She asked how many commissioners were at the parade and the 39 
fireworks. She asked how many had used the shirts they were given for the Planning 40 
Commission. She said the shirts were the same color as staff shirts and that could cause some 41 
confusion.  42 
 43 
Commissioner Browning: Said the 4th of July was a great event and mentioned that there was a 44 
new sign at Steed Park.  45 
 46 
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Commissioner Bloomfield: Said he hoped that everyone would wear the Planning Commission 1 
shirts enough to pay for the expense.  2 
 3 
Commissioner Fullmer: Thanked staff and said the 4th of July event was great. He heard of people 4 
coming from as far as West Jordan.  5 
 6 
Commissioner DeSpain: Nothing. 7 
 8 
There being no further business to come before the Planning Commission, Chair Uccardi moved 9 
to adjourn. Seconded by Commissioner Fullmer. 10 



 

CLEARFIELD PLANNING COMMISSION MEETING 1 
September 6, 2023 2 

6:30 P.M. – Work Session 3 
 4 
PRESIDING:  Chris Uccardi  Chair 5 
 6 
PRESENT:  Megan Ratchford Vice Chair  7 

Kathryn Murray Commissioner 8 
 Robert Browning Commissioner 9 
 Brogan Fullmer Commissioner  10 
 Lauren DeSpain Commissioner 11 
 Chad Mortensen Commissioner (Alternate) 12 
 Jaylee Bouwhuis Youth Commission Ambassador   13 
  14 
ABSENT: David Bloomfield Commissioner 15 
 Zach Gaines  Commissioner (Alternate) 16 
   17 
STAFF PRESENT: Shawn Robinson Assistant City Attorney  18 
 Brad McIlrath Senior Planner  19 
 Tyson Stoddard Planner 20 
 21 
VISITORS:   22 
  23 
Chair Uccardi called the meeting to order at 6:30 p.m. 24 
 25 
DISCUSSION ON SP 2023-0201, A SITE PLAN APPROVAL REQUEST BY JAROD HALL 26 
WITH DIVELEPT DESIGN FOR A THREE-STORY MIXED USE BUILDING AT THE 27 
SUBJECT PROPERTY. LOCATION: 246 EAST 200 SOUTH (TIN: 12-003-0042). PARCEL 28 
AREA: 0.33 ACRES. ZONE: U-C (URBAN CORE COMMERCE). STAFF: TYSON 29 
STODDARD, PLANNER (ADMINISTRATIVE ACTION). 30 
 31 
Commissioner DeSpain asked about the proposed fencing. Mr. Stoddard replied that the plans 32 
were lacking detail in the type of fencing proposed, and that a condition of approval would be to 33 
revise the plans to show the type and height of fencing that will be used.  34 
 35 
The Commission discussed that there were a lot of conditions for approval as was typical of 36 
Downtown Form Based Code projects, but many of them were minor issues. Mr. Stoddard stated 37 
that one of the more significant conditions was compliance with the minimum parking 38 
requirements. They were a few spaces short and were unable to receive the transit reduction 39 
credit because the UTA (Utah Transit Authority) Bus Schedule wasn’t providing fifteen (15) 40 
minutes headways at the bus stops near the proposed development.  41 
 42 
Commissioner Ratchford asked if the parking was going to be separate. Mr. Stoddard replied that 43 
they were also using a shared parking reduction. He explained that the code allowed for shared 44 
parking between commercial and residential uses and shared how the shared parking reduction 45 
was calculated.  46 
 47 
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Commissioner DeSpain asked what kind of commercial use they were thinking about for the 1 
ground floor. Mr. Stoddard replied that they didn’t know any specifics yet, but it was being 2 
classified as retail. She asked if staff had heard anything from the neighbors. Mr. Stoddard replied 3 
that they had spoken with the neighbor about the narrow strip of land that he used to access the 4 
back portion of his property. He said that the properties would share a drive approach to provide 5 
access to their prospective properties.  6 
 7 
Commissioner Murray asked if the building would include an elevator. Mr. Stoddard replied that 8 
it would, and the elevator would go up to the rooftop patio.  9 
 10 
Additional conversation about the project included the possibility of a snowmelt system for the 11 
parking lot, and the square footage of the proposed residential units.  12 
 13 
DISCUSSION ON PSP 2023-0801, A PRELIMINARY SUBDIVISION PLAT REQUEST BY 14 
MIKE HARDIN TO SUBDIVIDE THE SUBJECT PROPERTY INTO A 3-LOT FLAG LOT 15 
SUBDIVISION. LOCATION: 115 EAST 100 NORTH (TIN: 12-001-0118). PROJECT AREA: 16 
0.75 ACRES. ZONE: R-1-8 (RESIDENTIAL). STAFF: BRAD MCILRATH, SENIOR 17 
PLANNER (ADMINISTRATIVE ACTION). 18 
 19 
Chair Uccardi introduced the project and explained that the location of the property was next to 20 
the property where the Mayfly Rise Townhomes were recently built. The Commission discussed 21 
current trends with smaller lot sizes. 22 
 23 
Commissioner Browning said that several large trees would have to come down to do the flag 24 
lots. Mr. McIlrath replied that their hope was to save the trees, and they thought they had the 25 
space to save the trees.  26 
 27 
Commissioner Murray spoke about the neighboring lots that were also large and deep lots. She 28 
stated that the Commission couldn’t deny the subdivision just because they were afraid that more 29 
of the lots would do something similar.  30 
 31 
Commissioner Fullmer said that the code said that a development had to be complementary to 32 
surrounding area. He asked if it could be argued that creating flag lots in an area that didn’t have 33 
those types of properties would not be complementary to the surrounding area. Mr. McIlrath said 34 
he thought that it could be argued, but would likely be considered arbitrary and capricious. He 35 
said the better thing to do would be to not have that kind of subjective language in the code. 36 
Shawn Robinson, Assistant City Attorney, shared his opinion that there wouldn’t be a strong 37 
argument that the flag lots weren’t complementary because the residences would be additional 38 
single-family homes, similar to the existing single-family homes on the street.  39 
 40 
Mr. McIlrath shared that staff received a lot of phone calls regarding the subject property from 41 
people asking if they could rezone the property to allow for townhomes. He said staff’s response 42 
was always that the property was zoned for single-family, and that the General Plan showed the 43 
area as residential, not the mixed-use designation that allowed higher density development. He 44 
said that staff would recommend denial on that type of request, to stay consistent with the 45 
General Plan.  46 
 47 
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Mr. McIlrath related that he was working on a draft update to the subdivision ordinance which 1 
would include a rewrite of the flag lot standards, so the Planning Commission and City Council 2 
would be able to debate the standards that the City should have relative to flag lot subdivisions 3 
soon. Chair Uccardi said that there were communities in Salt Lake County that were making 4 
changes to their ordinances to allow more flag lots and accessory dwelling units to help with 5 
affordable housing.  6 
 7 
Commissioner Fullmer asked about the calls staff received from people asking to rezone the 8 
property to allow for townhomes or apartments. He asked if based on those calls, staff thought 9 
that single-family flag lots was the best use of the land, as opposed to a higher density residential 10 
development. Mr. McIlrath said that he thought it was the highest and best use for the land, while 11 
balancing the interests of both the developer and the City. 12 
 13 
Commissioner Murray spoke in favor of how the City had created the Form Based Code to allow 14 
for higher density development in the downtown area but protected the character of existing 15 
single-family neighborhoods outside of downtown. 16 
 17 
Chair Uccardi moved to adjourn the work session. Seconded by Commissioner Murray.  18 
 19 

 20 
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CLEARFIELD PLANNING COMMISSION MEETING 1 
September 6, 2023 2 

7:00 P.M. – Regular Session 3 
 4 
PRESIDING:  Chris Uccardi  Chair 5 
 6 
PRESENT:  Megan Ratchford Vice Chair  7 

Kathryn Murray Commissioner 8 
 Robert Browning Commissioner  9 
 Brogan Fullmer Commissioner 10 
 Lauren DeSpain Commissioner 11 
 Chad Mortensen Commissioner (Alternate) 12 
 Jaylee Bouwhuis Youth Commission Ambassador 13 
 14 
ABSENT: David Bloomfield Commissioner  15 
 Zach Gaines  Commissioner (Alternate) 16 
    17 
STAFF PRESENT: Shawn Robinson Assistant City Attorney   18 
 Brad McIlrath Senior Planner  19 
 Tyson Stoddard Planner  20 
 21 
VISITORS:  Terry Black, Brent Muegge, Tony Munoz, Donna Walters, Patti L. Hortin, 22 
   Spencer Child, Paul Hadley, David Bates, David Crompton, Robert Nievar,  23 
   R. Lance Willson, Mike Hardin 24 
 25 
Chair Uccardi called the meeting to order and led the Pledge of Allegiance.  26 
 27 
Planning Commission Chair Statement. 28 
 29 
DISCUSSION AND APPROVAL OF SP 2023-0201, A SITE PLAN APPROVAL REQUEST BY 30 
JAROD HALL WITH DIVELEPT DESIGN FOR A THREE-STORY MIXED USE BUILDING 31 
AT THE SUBJECT PROPERTY. LOCATION: 246 EAST 200 SOUTH (TIN: 12-003-0042). 32 
PARCEL AREA: 0.33 ACRES. ZONE: U-C (URBAN CORE COMMERCE). STAFF: TYSON 33 
STODDARD, PLANNER (ADMINISTRATIVE ACTION). 34 
 35 
Tyson Stoddard, Planner, presented the following: 36 

• Parcel address was 246 East 200 South. 37 
• Zone: U-C (Urban Core Commerce) 38 

- 0.33 acres 39 
• Mixed-Use Buildings were allowed in the U-C Zone subject to the development standards 40 

of the Downtown Form Based Code (FBC). 41 
• Proposed Project includes: 42 

- Two (2) commercial spaces with approximately 2,500 square feet of retail space  43 
- Six (6) studio units, four (4) one-bedroom units, and two (2) two-bedroom units 44 

• Showed an aerial and zoning map.  45 
• Showed a photo of the existing site. 46 
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• Showed the proposed site plan. 1 
• Reviewed the table used to calculate the required parking spaces and proposed shared use 2 

parking reduction. 3 
• Reviewed the proposed building elevations, floor plans, and landscaping plans. 4 
• Proposed building features and tenant amenities 5 

- 5% increase of primary building materials 6 
- Electric vehicle charging stations (2) 7 
- Energy Star appliances 8 
- Water efficient fixtures 9 
- Lobby of at least 500 square feet 10 
- Outdoor dining area 11 
- Secure bike storage 12 
- Rooftop hot tub 13 

• Reviewed the recommendation of approval and the proposed conditions of approval. 14 
 15 
Commissioner Mortensen said that according to the site plan, they were relying on a shared 16 
driveway with the neighbor. Mr. Stoddard clarified that they weren’t relying on a shared 17 
driveway, but the site plan proposed having a shared drive approach that would lead to the 18 
respective driveways of each property.  19 
 20 
Youth Ambassador Bouwhuis asked the applicant how they thought they would be able to meet 21 
the parking requirements of the code. Jarod Hall, the applicant, said they would have to redesign 22 
the building with less units.  23 
 24 
Commissioner Fullmer asked for additional details about the electric vehicle charging stations 25 
that were being proposed. Mr. Hall pointed out on the site plan which two parking spaces would 26 
have the charging stations and said that they would be 240 Volt and 48 Amp charging stations.  27 
 28 
Commissioner DeSpain asked if the neighbor and developer had come to an agreement on the 29 
shared drive approach. Mr. Stoddard replied that the two owners had not engaged yet, but that the 30 
site plan proposal would continue to be reviewed by Public Works staff to determine if the shared 31 
approach was possible and would meet their standards. He said that if Public Works determined 32 
that there had to be an agreement between the property owners for the shared approach, then both 33 
parties would ultimately enter that agreement together. Commissioner DeSpain asked if the 34 
owners had started discussions. Mr. Stoddard responded that they had not done that yet.  35 
 36 
Commissioner Fullmer moved to approve SP 2023-0201, a site plan approval request by 37 
Jarod Hall with Divelept Design for a three-story mixed use building at 246 East 200 South. 38 
The motion was made based on the findings of the staff report and the following conditions. 39 

1. The areas shown on the architectural site plan as permeable paving will need a detail 40 
added to the plans. The permeable paving will also need to be shown on the civil plan 41 
set.  42 

2. The proposed drive approach to access the property shall be approved by Public 43 
Works and meet Public Works standards.  44 

3. The project shall meet the minimum parking standards of the Clearfield City 45 
Downtown Form Based Code.  46 
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4. The plans shall be revised to include a horizontal façade division for the top of the 1 
highest story of the street facing façade that meets the façade articulation standards 2 
found in Chapter 6 of the Clearfield City Downtown Form Based Code. This can be 3 
accomplished with the horizontal expression line referenced in Condition #5. 4 

5. The plans shall be revised to include a horizontal expression line to define the 5 
parapet from the upper stories of the building on all sides.  6 

6. The plans shall be revised to include a note indicating that commercial quality doors, 7 
windows, and hardware will be used for the building.  8 

7. The landscape plans shall be revised to include the following:  9 
a. The install size of the deciduous shrubs needs to be increased to five (5) 10 
gallons.    11 
b. An irrigation plan that meets the ‘Irrigation System’ requirements found 12 
in Chapter 7 of the FBC needs to accompany the landscape plan. 13 
c. A note and detail need to be added to the plans showing the structural soil 14 
or urban root treatment for the five-foot (5’) wide park strip, and the parking 15 
lot buffer areas that are less than seven feet (7’) wide. 16 

8. The plans shall be revised with the following items related to the streetscape design: 17 
a. The civil plan set shall be revised to show the five-foot (5’) park strip and 18 
six-foot (6’) sidewalk according to the FBC standards. 19 
b. The civil plans and the landscape plan shall include the required street 20 
bench as shown in Appendix A of the FBC and the concrete pad where the 21 
bench will be located.  22 
c. A note and detail are needed for the single lamp streetlight as shown in 23 
Appendix A of the FBC. The streetlight needs to be shown on the civil and 24 
landscape plan sets.  25 

9. A detail shall be included for the dumpster enclosure screen walls and gate that 26 
meets the standards of the Landscape Screening section of Chapter 7 of the Form 27 
Based Code.  28 

10. The plans shall be revised to include a detail for the commercial bike rack and to 29 
update the landscape plan showing the bicycle parking in relation to the surrounding 30 
landscaping.  31 

11. The plans shall be revised to show fence heights. Fences shall be opaque and 32 
constructed of materials that complement the building. White Vinyl only and chain 33 
link with slats are not allowed. 34 

12. The plans shall be revised to provide more detail for the snow melt system 35 
referenced on the civil plans, or to remove the note if no snow melt system is being 36 
proposed.  37 

13. The project shall comply with all North Davis Sewer District standards. 38 
14. The project shall comply with all North Davis Fire District standards.  39 
15. The project shall address all engineering comments as outlined in the Engineering 40 

Review Letter dated August 18th, 2023.  41 
Seconded by Commissioner Ratchford. The motion carried on the following vote. Voting 42 
AYE: Commissioners Uccardi, Ratchford, Murray, Browning, Fullmer, DeSpain, 43 
Mortensen, and Youth Ambassador Bouwhuis. Voting NO: None.  44 
Dave Crompton, owner of the neighboring property, said he had a comment. Chair Uccardi 45 
instructed him to talk to Planning staff.  46 
 47 
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DISCUSSION AND APPROVAL OF PSP 2023-0801, A PRELIMINARY SUBDIVISION 1 
PLAT REQUEST BY MIKE HARDIN TO SUBDIVIDE THE SUBJECT PROPERTY INTO A 2 
3-LOT FLAG LOT SUBDIVISION. LOCATION: 115 EAST 100 NORTH (TIN: 12-001-0118). 3 
PROJECT AREA: 0.75 ACRES. ZONE: R-1-8 (RESIDENTIAL). STAFF: BRAD MCILRATH, 4 
SENIOR PLANNER (ADMINISTRATIVE ACTION). 5 
 6 
Mr. McIlrath, Senior Planner, presented the following: 7 

• Location: 115 East 100 North 8 
• Zone: R-1-8 (Single-Family Residential) 9 
• Three (3) lot subdivision with two (2) flag lots 10 
• Flag Lots were permitted in the R-1-8 zone provided they meet development standards.  11 

- Lot Area 12 
- Fourteen-foot (14’) staff portion of flag lot 13 
- 200’ maximum length on staff portion of flag lot 14 
- Setbacks 15 
- Cross-access and fire truck turn-around 16 

• Showed aerial image and zoning map 17 
• Showed proposed plat 18 

 19 
Chair Uccardi added some clarification saying that this application was a preliminary subdivision 20 
plat application. He said that due to recent changes from the State Legislature, final subdivision 21 
plat applications would not come back to the Planning Commission for review but would be 22 
handled administratively by staff. Mr. McIlrath confirmed that was correct.  23 
 24 
Mr. McIlrath reported that nearby residents had asked what the homes would look like. He stated 25 
that they hadn’t reviewed any plans for building permits yet. He also stated that the State 26 
Legislature had made policy changes that no longer allowed cities to regulate building material 27 
and design standards for single-family homes.  28 
 29 
Commissioner Browning asked about the condition to provide landscaping on both sides of the 30 
proposed shared driveway and if it was requiring a bioswale. Mr. McIlrath replied that it was just 31 
to provide landscaping. He said that when we update the subdivision ordinance there could be 32 
language added to require a bioswale, but currently Public Works was just requiring the 33 
landscaping.  34 
 35 
Commissioner Murray moved to approve PSP 2023-0801, a preliminary subdivision plat 36 
request by Mike Hardin to subdivide the subject property into a 3-lot flag lot subdivision at 37 
115 East 100 North. The approval made based on the discussion and findings in the staff 38 
report and subject to the following conditions. 39 

1. A reciprocal cross-access easement shall be provided on Lots 2 & 3 to provide 40 
sufficient emergency response access and access to the two properties.  41 

2. A shared twenty-foot (20’) wide paved driveway shall be provided within the cross-42 
access easement for Lots 2 & 3.  43 

3. A fire truck turnaround shall be provided at a location and to the design deemed 44 
appropriate by the North Davis Fire District.  45 
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4. Four feet (4’) of landscaping shall be provided on the west and east sides of the 1 
shared driveway to accommodate storm water runoff and provide buffering from 2 
the adjacent properties.  3 

5. A geotechnical report shall be submitted for review and approval by Clearfield City 4 
Engineering staff.  5 

6. Plans shall be revised to address Clearfield City Engineering requirements prior to 6 
obtaining final signatures on the plat and recording of that plat. 7 

7. The applicant is responsible for the replacement or repair of deteriorated, damaged 8 
or missing surface improvements surrounding the perimeter of the subdivision. This 9 
includes, but is not limited to curb and gutter, sidewalks, landscaping park strip 10 
improvements, driveways, etc.  11 

8. An Escrow agreement or bond for any new or replaced public improvements shall 12 
be approved by the City Engineer and posted prior to the recordation of the plat as 13 
outlined in Section 12-9-2 of the subdivision ordinance. 14 

Seconded by Commissioner Ratchford. The motion carried on the following vote. Voting 15 
AYE: Commissioners Uccardi, Ratchford, Murray, Browning, Fullmer, DeSpain, 16 
Mortensen, and Youth Ambassador Bouwhuis. Voting NO: None. 17 
 18 
Chair Uccardi thanked the public for their attendance. He clarified that the items on the agenda 19 
did not have a public comment period. He said that the items approved were administrative and 20 
that the Planning Commission’s job was to make sure ordinances were being followed in granting 21 
approval or approval with conditions.  22 
 23 
Commissioner Browning said it was important to say that the State Legislature was frequently 24 
adding legislation that changed regulations and affected City regulations.  25 
 26 
The public in attendance had some questions about the public notice for the meeting. Mr. 27 
McIlrath explained the difference between a public hearing notice and a public meeting notice, 28 
saying that a public hearing allowed for public comment.  29 
 30 
STAFF COMMUNICATIONS 31 
 32 
Mr. McIlrath gave an update on the General Plan update and the outreach that had taken place so 33 
far. He also shared results from the community survey related to the General Plan.  34 
 35 
Mr. McIlrath let the Planning Commission know that this was the last meeting that Shawn 36 
Robinson, Assistant City Attorney, would attend because he had taken a position with the 37 
Attorney General’s Office. He thanked Mr. Robinson for his service and wished him the best of 38 
luck.  39 
 40 
COMMISSIONERS MINUTE 41 
 42 
Chair Uccardi: Thanked everyone for being at the meeting and for their efforts. He wished Shawn 43 
Robinson good luck.  44 
 45 
Vice Chair Ratchford: Said she loved the survey but was disappointed that more people didn’t 46 
take it. She said she was excited to see how to include more people and get them more involved.  47 
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 1 
Commissioner Murray: Wished Shawn Robinson good luck.  2 
 3 
Commissioner Browning: Thanked Shawn Robinson.  4 
 5 
Commissioner Fullmer: Wished Shawn Robinson luck and gave a shout out to Gio’s Pizza, a new 6 
restaurant in the City.  7 
 8 
Commissioner DeSpain: Thanked Shawn Robinson. She said it was good that there were so many 9 
community members present, but she was disappointed that we could not hear from them. She 10 
said she understood that it wasn’t a public hearing, but thought it was important for community 11 
members to come and to be heard.  12 
 13 
Commissioner Mortensen: Nothing.  14 
 15 
Youth Ambassador Bouwhuis: Thanked staff for their work and said she was excited to attend the 16 
ULCT (Utah League of Cities and Towns) Conference the following day.  17 
 18 
There being no further business to come before the Planning Commission, Chair Uccardi moved 19 
to adjourn. Seconded by Commissioner Murray. 20 
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AGENDA ITEM 

#1  
 
 
 
 
TO:    Clearfield City Planning Commission 
 
FROM:   Tyson Stoddard, Planner I  

tyson.stoddard@clearfieldcity.org  
(801) 525-2718 

 
MEETING DATE: Wednesday, December 6th, 2023 
 
SUBJECT:  Discussion and Possible Action on CUP 2023-1104, a conditional use permit 

request by Alpine Church to operate a church at the subject location. Location: 
690 West 1700 South (TIN: 12-297-0005, 12-297-0004, & 12-065-0158). Parcel 
Area: 5.95 Acres. Zone: C-2 (Commercial). (Administrative Action). 

RECOMMENDATION 

Staff recommends that the Planning Commission approve as conditioned, CUP 2023-1104, a conditional 
use permit request by Alpine Church to operate a church at the property addressed 690 West 1700 South 
(TIN: 12-297-0005, 12-297-0004, & 12-065-0158). This recommendation is based on the findings and 
discussion in the Staff Report. 

PROJECT SUMMARY 

 
 
 

 

 

 

 

 
 
 

Project Information 

Project Name Alpine Church 
Site Location 690 West 1700 South 
Parcel ID 12-297-0005, 12-297-0004, & 12-065-0158 
Applicant Alpine Church 
Property Owner Alpine Community Church 
Proposed Actions Conditional Use Permit Approval 
Current Zoning C-2 (Commercial) 
Parcel Area 5.95 Acres 

Surrounding Properties and Uses: Zoning District 
General Plan  

Land Use Classification 

North Safe Site Storage M-1 (Manufacturing) Manufacturing 

East Perks Auto M-1 (Manufacturing) Commercial 

South     Commercial (Syracuse City) Industrial (Syracuse City) Commercial (Syracuse City) 

West America First Credit Union C-2 (Commercial) Commercial 

mailto:tyson.stoddard@clearfieldcity.org
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BACKGROUND AND ANALYSIS 

Earlier this year, Alpine Church requested a general plan amendment and rezone of the subject property 
from M-1 (Manufacturing) to C-2 (Commercial). The request was given a recommendation of approval 
from the Planning Commission and later approved by the Clearfield City Council on August 22, 2023. 
Alpine Church has subsequently purchased the property and is now requesting conditional use permit 
approval to operate a church at the location. The scope of the project will include adding a new drive 
approach off 750 West, a parking lot, landscaping, an interior remodel of the existing building, and an 
entrance canopy on the south façade of that building.  

The purpose of a conditional use permit is to allow a land use that, because of its unique characteristics 
or potential impact on the city, surrounding neighbors or land uses, may be compatible if certain 
conditions are required that mitigate the detrimental impacts. Staff has reviewed Chapter 11-4-5 

Aerial Image and Zoning 

A-1 

C-2 
R-3 

 

M-1 

Subject Property 



 CUP 2023-1104 Alpine Church 
6 December 2023 PC Meeting 

3 
 

“Conditional Use Permits” which lists the types of conditions that the Planning Commission may require 
to limit any potential negative impacts of the proposed use. Staff’s recommended conditions are listed 
under the conditions of approval section of this report. 

CONDITIONAL USE PERMIT REVIEW 

Site Access and Parking (Chapters 11-14 & 11-18) 
Chapter 11-14 “Off Street Parking and Loading” and 11-18 “Design Standards” outline the development 
standards for site access and parking for properties located in the C-2 Zone. Churches have a minimum 
parking requirement of one (1) space for every one-hundred and fifty (150) square feet of floor area. With 
a floor area of 6,295 square feet, the minimum parking requirement for this site and use is forty-two (42) 
spaces. The site plan submitted with the application includes one-hundred and sixteen (116) spaces and 
meets code requirements. The site plan is also providing five (5) accessible parking spaces in accordance 
with the Americans with Disabilities Act (ADA).  

The parking lot landscaping standards of the code require an eighteen foot (18’) long by nine-foot (9’) 
wide landscaped island a minimum of every twelve stalls. The site and landscape plans will need to be 
revised to meet this standard. Parking lot designs shall also plan for snow stacking areas to accommodate 
the stacking volume of a four-inch (4”) snow base over the entire parking lot. The site plan will need to 
indicate the areas designated for snow stacking.  

Vehicular access to the development is provided from 750 West where they will construct a new drive 
approach and a twenty-seven-foot (27’) asphalt driveway that will lead to the building and parking areas. 
The existing vehicular access from Antelope Drive will be removed and replaced with a curb and gutter. 
Pedestrian access is provided with a private sidewalk connection to the existing public sidewalk along 
Antelope Drive. A public sidewalk will need to be provided along 750 West, between Antelope Drive and 
to the north where 750 West terminates.   

Site Landscaping and Open Space 
Chapter 11-21 of the Clearfield City Code, “Landscape Standards and Requirements”, provides the 
minimum open space and plant quantity requirements for commercial projects. Commercial properties in 
the C-2 Zone are required to provide a minimum of 10% of the project site area as landscaped open space. 
This project exceeds the open space requirement, and the new landscaping will be a significant 
improvement to the current conditions of the property. The landscape includes a small amount of turf 
grass and has been designed as a water efficient landscape as intended by Clearfield City’s landscaping 
standards. Because of the size of the site, there will be large open space areas that are planted with a 
native seed mix.  

Under the plant quantity standards, this development is required to have one (1) tree for every four 
hundred (400) square feet of landscaped area and one (1) shrub for every two hundred (200) square feet 
of landscaped area. Staff have applied this standard to the areas provided as decorative landscape beds, 
resulting in a required minimum of fifty-four (54) trees and one hundred and nine (109) shrubs. The 
landscape plan shows that there will be thirty-eight (38) new trees and two hundred and forty-one (241) 
new shrubs. The plan will need to be revised to include additional trees to comply with the minimum tree 
quantity requirement.   

The applicant needs to submit an irrigation plan to accompany the landscape plan so staff can verify 
compliance with the irrigation standards as found in Chapter 11-21 (Landscaping Standards and 
Requirements).  
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Dumpster Enclosures 
Garbage dumpsters need to be completely screened when they are visible from a public right of way, 
using the same materials as the building or approved masonry fencing. The plans will need to be revised 
to include the location of any dumpsters and details for any necessary screening.  

Subdivision Plat 
The entrance canopy that is proposed to be built on the south façade would cross a lot line. For this reason, 
they are also requesting to amend the existing subdivision and combine the three subject parcels into one 
lot. A full review of the subdivision plat is provided in a separate report which will also be reviewed as part 
of this December 6th, 2023 Planning Commission Meeting. 

Signs (Chapter 11-15) 
Signs are not included as part of this conditional use permit approval. A separate review and approval will 
be required. A sign which is a religious symbol or emblem placed flat against the building does not require 
a sign permit.  

CONDITIONAL USE REVIEW CONSIDERATIONS 

Conditional Use Permit Review 
Clearfield Land Use Ordinance Section 11-4-4 establishes the following review considerations that the 
Planning Commission shall review while determining to approve Conditional Use Permits. 

  REVIEW CONSIDERATION Staff Analysis 

CONSIDERATIONS: The Land Use Authority may allow a conditional use to be located in any zoning 
district in which the particular use is allowed as a conditional use by this title. In authorizing any 
conditional use, the Land Use Authority shall impose such requirements and conditions to mitigate the 
reasonably anticipated detrimental effects of the proposed use in accordance with the applicable 
standards provided in this chapter or elsewhere in this title necessary for the protection of adjacent 
properties and the public welfare. The Land Use Authority shall determine the following: 

1)  

At the specified location, [the proposed 
use] is in harmony with the general 
intent and purpose of the Clearfield City 
General Plan and the applicable zoning 
district regulations; 

The proposed use is in harmony and compliance with the 
General Plan and zoning ordinance regulations. 

2)  

[The proposed use] is necessary or 
desirable to provide a service or facility 
which will contribute to the general 
well-being of the community and 
neighborhood; 

The proposed use will contribute to the general well-
being of the community.  

3)  

Such use will not, under the 
circumstances of the particular case, be 
detrimental to the health, safety, or 
general welfare of persons residing or 
working in the vicinity, or injurious to 
property or improvements in the 
vicinity; and 

The use will not be detrimental to the health, safety, or 
general welfare of persons residing or working in the 
vicinity.  
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4)  

Conditions imposed by the Land Use 
Authority are based upon ordinance 
standards outlined in this title [Title 11, 
Land Use] or as otherwise determined 
to be necessary by the City Engineer, 
Building Official, or any applicable 
State or Federal Agency according to 
adopted standards of those fields of 
expertise.  

The proposed conditions are based upon ordinance 
standards. 

 

CITY DEPARTMENT / AGENCY REVIEW 

The plans were shared for review by Clearfield Planning, Building, and Engineering staff, and the North 
Davis Fire District. Engineering staff provided a review letter dated November 16, 2023.   

PUBLIC COMMENT 

A public notice sign was placed on the subject property on Wednesday, November 22nd, 2023. To date no 
public comments have been received by City staff.  

CONDITIONS OF APPROVAL  

The following conditions of approval shall be addressed by the applicant and shown on a set of revised 
plans prior to issuance of final land use approval unless otherwise noted. 

1) The existing subdivision lot lines will need to be amended to allow for the addition of the 
entry canopy.  

2) The plans shall be revised to include a public sidewalk along 750 West, between Antelope 
Drive and north to where 750 West terminates.  

3) The road base drive and parking area shown on the site plan shall be revised to be surfaced 
with concrete or asphalt.  

4) The plans shall be revised to include a landscaped island for single rows of parking where 
there are more than twelve (12) continuous spaces.  

5) Any garbage dumpster locations shall be shown on the site plan and include details of any 
required screening.  

6) The landscape plan shall be revised to meet the minimum tree quantity standards as outlined 
in the staff report.  

7) The plans shall be revised to include a landscape irrigation plan that meets the irrigation 
standards as found in Chapter 11-21 of Clearfield City Code.  

8) The project shall comply with all building code standards and the applicant shall obtain any 
necessary building permits prior to the commencement of the commercial remodel.  

9) Any signs shall meet Chapter 11-15 “Sign Regulations” standards. A sign which is a religious 
symbol or emblem placed flat against the building does not require a sign permit. 

10) The project shall address the comments and requirements of the North Davis Fire District 
review and receive Fire District approval.  
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11) The plans shall be revised to address Engineering requirements as outlined in the review 
letter dated November 16, 2023.  

ATTACHMENTS 

1. Demolition Plan 
2. Overall Site Plan 
3. Site Plan 
4. Grading & Drainage Plan 
5. Utility Plan 
6. Details 
7. Architectural Set Title Page 
8. Code Review 
9. Floor Demolition Plan 
10. Proposed Floor Plan 
11. Elevations 
12. Interior Wall Details 
13. Restroom Details 
14. Interior Finish Schedule 
15. Landscape Plan & Details 
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GENERAL GRADING NOTES: 1. All work shall be in accordance with the City Public Works Standard. All work shall be in accordance with the City Public Works Standard. 2. Cut slopes shall be no steeper than 2 horizontal to 1 vertical. Cut slopes shall be no steeper than 2 horizontal to 1 vertical. 3. Fill slopes shall be no steeper than 2 horizontal to 1 vertical. Fill slopes shall be no steeper than 2 horizontal to 1 vertical. 4. Fills shall be compacted per the recommendations of the geotechnical report prepared Fills shall be compacted per the recommendations of the geotechnical report prepared for the project and shall be certified by the geotechnical  engineer. 5. Areas to receive fill shall be properly prepared and approved by the City inspector and Areas to receive fill shall be properly prepared and approved by the City inspector and geotechnical Engineer prior to placing fill. 6. Fills shall be benched into competent material as per specifications and geotechnical  Fills shall be benched into competent material as per specifications and geotechnical  report. 7. All trench backfill shall be tested and certified by the site geotechnical engineer per the All trench backfill shall be tested and certified by the site geotechnical engineer per the grading code. 8. A geotechnical engineer shall perform periodic inspections and submit a complete report A geotechnical engineer shall perform periodic inspections and submit a complete report and map upon completion of the rough grading. 9. The final compaction report and certification from the geotechnical engineer shall contain The final compaction report and certification from the geotechnical engineer shall contain the type of field testing performed.  Each test shall be identified with the method of obtaining the in-place density, whether sand cone or drive ring and shall be so noted for each test. Sufficient maximum density determinations shall be performed to verify the accuracy of the maximum density curves used by the field technician. 10. Dust shall be controlled by watering. Dust shall be controlled by watering. 11. The location and protection of all utilities is the responsibility of the permitee. The location and protection of all utilities is the responsibility of the permitee. 12. Approved protective measures and temporary drainage provisions must be used to protect Approved protective measures and temporary drainage provisions must be used to protect adjoining properties during the grading project. 13. All public roadways must be cleared daily of all dirt, mud and debris deposited on them All public roadways must be cleared daily of all dirt, mud and debris deposited on them as a result of the grading operation.  Cleaning is to be done to the satisfaction of the city engineer. 14. The site shall be cleared and grubbed of all vegetation and deleterious matter prior to The site shall be cleared and grubbed of all vegetation and deleterious matter prior to grading. 15. The contractor shall provide shoring in accordance with OSHA requirements for trench The contractor shall provide shoring in accordance with OSHA requirements for trench walls. 16. Aggregate base shall be compacted per the geotechnical report prepared for the project. Aggregate base shall be compacted per the geotechnical report prepared for the project. 17. Elevations shown on this plan are finish grades. Rough grades are the subgrades of the Elevations shown on this plan are finish grades. Rough grades are the subgrades of the improvements shown hereon. 18. As part of the construction documents, owner has provided contractor with a topographic As part of the construction documents, owner has provided contractor with a topographic survey performed by manual or aerial means. Such survey was prepared for project design purposes and is provided to the contractor as a courtesy. It is expressly understood that such survey may not accurately reflect existing topographic conditions. 19. Erosion Control: Protect all inlet boxes, catch basins, etc. with straw bales or other Erosion Control: Protect all inlet boxes, catch basins, etc. with straw bales or other approved method to strain the storm water during construction. Protect surrounding properties and streets from site runoff with sandbags and earth berms. CURB AND GUTTER CONSTRUCTION NOTES: 1. Open face gutter shall be constructed where drainage is directed away from curb. Open face gutter shall be constructed where drainage is directed away from curb. 2. Open face gutter locations are indicated by shading and notes on site and grading plan. Open face gutter locations are indicated by shading and notes on site and grading plan. 3. It is the responsibility of the surveyor to adjust top of curb grades at the time It is the responsibility of the surveyor to adjust top of curb grades at the time construction staking. 4. Refer to the typical details for a standard and open face curb and gutter for Refer to the typical details for a standard and open face curb and gutter for dimensions.  5. Transitions between open face and standard curb and gutter are to be smooth. Hand Transitions between open face and standard curb and gutter are to be smooth. Hand form these areas if necessary. ADA NOTES: Contractor must maintain a running slope on Accessible routes no steeper than 5.0% (1:20). The cross slope for Accessible routs must be no steeper than 2.0% (1:50). All Accessible routes must have a minimum clear width of 36". If grades on plans do not meet this requirement notify Consultants immediately. The Client, Contractor, and Subcontractor should immediately notify the Consultant of any conditions of the project that they believe do not comply with the current state of the ADA and/or FHAA.
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GENERAL UTILITY NOTES: 1. Coordinate all utility connections to building with plumbing plans and building contractor. Coordinate all utility connections to building with plumbing plans and building contractor. 2. Verify depth and location of all existing utilities prior to constructing any new utility lines. Verify depth and location of all existing utilities prior to constructing any new utility lines. Notify Civil Engineer of any discrepancies or conflicts prior to any connections being made. 3. All catch basin and inlet box grates are to be bicycle proof. All catch basin and inlet box grates are to be bicycle proof. 4. All inlet boxes located in curb and gutter are to be placed parallel to the curb and gutter All inlet boxes located in curb and gutter are to be placed parallel to the curb and gutter and set under the frame and grate. Improperly placed boxes will be removed and replaced at no additional cost to the owner. Precast or cast in place boxes are acceptable. 5. Refer to the site electrical plan for details and locations of electrical lines, transformers and Refer to the site electrical plan for details and locations of electrical lines, transformers and light poles. 6. Gas lines, telephone lines, and cable TV lines are not a part of these plans unless otherwise Gas lines, telephone lines, and cable TV lines are not a part of these plans unless otherwise noted. 7. Water meters are to be installed per city standards and specifications. It will be the Water meters are to be installed per city standards and specifications. It will be the contractor's responsibility to install all items required. 8. Water lines, valves, fire hydrants, fittings etc. are to be constructed as shown. Contractor is Water lines, valves, fire hydrants, fittings etc. are to be constructed as shown. Contractor is responsible to construct any vertical adjustments necessary to clear sewer, storm drain or other utilities as necessary including valve boxes and hydrant spools to proper grade. 9. Field verify all existing and/or proposed Roof Drain/Roof Drain down spout connections to Field verify all existing and/or proposed Roof Drain/Roof Drain down spout connections to Storm Water System with Civil, Plumbing & Architectural plans. Notify Engineer of any discrepancies. 10. All gravity flow utility lines shall be installed prior to any pressurized utilities unless       written permission is obtained from the engineer of record before construction begins. UTILITY PIPING MATERIALS: All piping to be installed per manufacturers recommendations.  Refer to project specifications for more detailed information regarding materials, installation, etc. CULINARY SERVICE LATERALS 1. 3/4" to 2" diameter pipe - copper tube ASTM B, Type K, Soft Temper 3/4" to 2" diameter pipe - copper tube ASTM B, Type K, Soft Temper 2. Over 2" diameter pipe - AWWA C-900 Class 150 pipe Over 2" diameter pipe - AWWA C-900 Class 150 pipe WATER MAIN LINES AND FIRE LINES 1. Pipe material as shown on utility plan view or to meet city standards. Pipe material as shown on utility plan view or to meet city standards. SANITARY SEWER LINES 1. All sewer piping to be Polyvinyl Chloride (PVC) sewer pipe, ASTM D 3034, Type PSM, SDR 35  All sewer piping to be Polyvinyl Chloride (PVC) sewer pipe, ASTM D 3034, Type PSM, SDR 35  STORM DRAIN LINES 1. 12" pipes or smaller - Polyvinyl Chloride (PVC) sewer pipe, ASTM D3034, Type PSM, SDR 35 12" pipes or smaller - Polyvinyl Chloride (PVC) sewer pipe, ASTM D3034, Type PSM, SDR 35 2. 12" or larger  -   Reinforced Concrete Pipe, ASTM C76, Class III up to 13' of cover,  12" or larger  -   Reinforced Concrete Pipe, ASTM C76, Class III up to 13' of cover,  Class IV for 13' to 21' of cover, Class V for 21' to 32' of cover, and Special Design for cover greater than 32 feet. NATURAL GAS SERVICE LATERALS (QUESTAR) 1. PLASTIC PIPING MATERIAL: Plastic polyethylene pipe materials and compression couplings must PLASTIC PIPING MATERIAL: Plastic polyethylene pipe materials and compression couplings must be approved for natural gas applications and must be installed underground. All plastic pipe and fittings must conform to ASTM D2513 ( 60 psi and above high density pipe approved 3408). 2. Plastic pipe must be joined by individuals qualified in the heat fusion method of connecting Plastic pipe must be joined by individuals qualified in the heat fusion method of connecting pipe and fittings or approved mechanical fittings. A minimum number 18 insulated yellow copper tracer wire shall be installed with underground nonmetallic gas piping and shall terminate above grade at each end. Tracer wire shall not come in contact with plastic piping. 3. Risers and prefabricated risers inserted with plastic pipe shall conform to ASTM D2513, shall Risers and prefabricated risers inserted with plastic pipe shall conform to ASTM D2513, shall be metallic, have a space of 10 inches from the bottom of the service valve and grade, and shall be wrapped or coated to a point at least 6 inches above grade or protected in an approved manner. When a riser connects underground to plastic pipe, the underground horizontal metallic portion of the riser shall extend at least 12 inches before connecting to the plastic pipe by means of an approved transition fitting, adapter or heat fusion.  4. Plastic pipe used underground for customer fuel lines must be approved polyethylene material Plastic pipe used underground for customer fuel lines must be approved polyethylene material and be buried a minimum of 12 inches. It shall not be used inside buildings or above ground. PVC (Polyvinyl Chloride) is not approved for piping systems in Questar Gas's service area. Individual gas lines (metallic or plastic) to single outside appliance (outside lights, grilles, etc.) shall be installed a minimum of 8 inches below grade, provided such installation is approved and installed in locations not susceptible to physical damage.�
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FIRE AREA 1
3,619 sf

@ 20 SF per Occ = 18 @ 20 SF per Occ = 20

@ 20 SF per Occ = 22@ 20 SF per Occ = 16

CODE REVIEW
Updated 11/06/23

114'-10"

EXIT
(114)

71'-0"

FIRE AREA 2
2,503 sf

2-HR RATED FIRE BARRIER WALL
FULL HEIGHT TO ROOF DECKING
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@ 7 SF per Occ = 262
261X0.2=53" Exit Width

2 Min Exits
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AD-101

EXIST O.H. DOORS TO BE
REMOVED BY

OTHERS. SEE NOTE 1

INTERIOR WALLS AND DOORS
 TO BE DEMOLISHED

(SEE PROPOSED FLOOR PLAN
SHEET AE-101)

EXIST DOOR
TO REMAIN

NOTES:

1. REPLACE WITH 1- 58" X 5-5/8" STEEL STUDS, FILLED
WITH R-19 BATT INSULATION, 58" GYPSUM BOARD
FINISH TAPED READY FOR PAINT ON THE INTERIOR,
AND INSTALL BEIGE METAL PANEL EXTERIOR.

2. INSTALL ONE LAYER OF 58" GYPSUM BOARD,
FINISH TAPE AND READY FOR PAINT.

REMOVE
EXIST DOOR

REMOVE
EXIST DOOR

EXIST STAIRS
TO REMAIN IN PLACE

EXIST DOOR
REMOVE AND REPLACE
SEE NOTE 1

EXIST WALL
TO BE DEMOLISHED

CUT OPENINGS FOR 2
NEW  ENTRY DOORS

CUT OPENING FOR
NEW EXIT DOOR

CUT OPENING
FOR NEW DOOR

CUT OPENING FOR
NEW EXIT DOOR

EXIST WALL
TO REMAIN

REMOVE
EXIST WINDOW

EXIST WALL
TO BE DEMOLISHED

REMOVE AND
REPLACE EXIST
DOOR
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SCALE 3" = 1'-0"

AUDITORIUM WALL (WEST)
AE-101

1

(2) LAYERS
5
8" GYPSUM BOARD(2) LAYERS

5
8" GYPSUM BOARD

1-5/8" x 5-5/8"
STEEL STUDS

SOUND ATTENUATION
BLANKET

(2) LAYERS
5
8" GYPSUM BOARD

(2) LAYERS
5
8" GYPSUM BOARD

1-5/8" x 5-5/8"
STEEL STUDS

SOUND ATTENUATION
BLANKET

RSIC-1 SOUND ISOLATION
CLIPS (SEE THIS SHEET)

NTS
AUDITORIUM WALL (SOUTH)

AE-101
2

NOTES:

1.  2-HR FIRE WALL AT THE WEST SIDE OF THE AUDITORIUM WILL BE CONSTRUCTED
WITH STEEL STUDS FROM FLOOR TO ROOF STRUCTURE FILLED WITH WITH SOUND
INSULATION AND 2 LAYERS OF 58" GYPSUM BOARD EACH SIDE, FINISH TAPED AND
READY FOR PAINT ON THE AUDITORIUM SIDE AND FIRE TAPED ON THE OPPOSITE
SIDE BEFORE CLASSROOM WALLS ARE FRAMED. THE 2 CLASSROOMS ADJACENT TO
THE AUDITORIUM WILL BE WOOD FRAMED TO 9' CEILING HEIGHT AND THE EAST
WALLS OF THESE CLASSROOMS WILL HAVE A 1" SPACE BETWEEN THE FRAMING
AND THE GYPSUM BOARD OF THE TALLER AUDITORIUM WALL. THESE EAST WALLS
WILL BE FILLED WITH SOUND INSULATION AND COVERED WITH ONE LAYER OF 58"
GYPSUM BOARD, FINISH TAPED, AND READY FOR PAINT ON THE CLASSROOM SIDE
OF THE STUDS.

2.  2-HR FIRE WALL AT THE REAR OF THE AUDITORIUM WILL BE CONSTRUCTED WITH
STEEL STUDS FROM FLOOR TO ROOF STRUCTURE, STAGGERED STUD LAYOUT WITH
SOUND INSULATION RSIC-1 CLIPS ON THE LOBBY SIDE.  INSTALL 2 LAYERS OF
GYPSUM BOARD, FINISH TAPED READY FOR PAINT ON EACH SIDE.

3.  SOUND ATTENUATION ON ALL CLASSROOM AND OFFICE WALLS.

RSIC-1 DETAIL
NTS

SEE NOTE 1

SEE NOTE 2

1" GAP

SCALE 3" = 1'-0"

RESTROOM WALLS

2" X4 " 16" O.C.
STAGGER FROM OTHER

SOUND ATTENUATION
BLANKET

2" x 8"
PLATE

5
8" GYPSUM BOARD

AE-101
3
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NOT FOR CONSTRUCTION

KEYED NOTES:

1. WALL BASE.

2. TOILET PARTITION.

3. URINAL PARTITION.

4. NEW PLUMBING FIXTURE (SINK, LAVATORY, WATER CLOSET, OR
URINAL). SEE PLUMBING DRAWINGS FOR FIXTURE TYPE.

5. NEW DRINKING FOUNTAIN. INSTALLED PER ADA STANDARDS.

6. GRAB BAR.

7. TOILET TISSUE DISPENSER.

8. SOAP DISPENSER.

9. ALUMINUM CHANNEL-FRAMED MIRROR, 24"X36".

10. WALL-MOUNTED LIGHT FIXTURE. SEE ELECTRICAL DRAWINGS.

GENERAL NOTES:

A. POWER AND DATA OUTLETS ARE NOT SHOWN ON THESE
ELEVATIONS. COORDINATE WITH ELECTRICAL DRAWINGS AND
NOTIFY ARCHITECT IF ANY CONFLICT WITH FIXED ITEMS OCCURS
(SUCH AS CABINETRY).

SCALE 1/2" = 1'-0"

MEN - 106 1
AE-101

SCALE 1/2" = 1'-0"

MEN - 106 2
AE-101

SCALE 1/2" = 1'-0"

MEN - 106 3
AE-101 SCALE 1/2" = 1'-0"

LOBBY - 1084
AE-101

SCALE 1/2" = 1'-0"

WOMEN - 107 5
AE-101 SCALE 1/2" = 1'-0"

WOMEN - 107 6
AE-101
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Planning Commission 
    STAFF REPORT 

 

AGENDA ITEM 

#2  
 
 
 
 
TO:    Clearfield City Planning Commission  
 
FROM:   Tyson Stoddard, Planner I  

tyson.stoddard@clearfieldcity.org  
(801) 525-2718 

 
MEETING DATE: Wednesday, December 6th, 2023 
 
SUBJECT:  Discussion and Possible Action on FSP 2023-1103, an amended subdivision plat 

request by Alpine Church to combine the subject properties into one lot. 
Location: 690 West 1700 South (TIN: 12-297-0005, 12-297-0004, & 12-065-0158). 
Parcel Area: 5.95 Acres. Zone: C-2 (Commercial). (Administrative Action). 

RECOMMENDATION 

Staff recommends that the Planning Commission approve as conditioned, FSP 2023-1103, an amended 
subdivision plat request by Alpine Church to combine parcels 12-297-0005, 12-297-0004, & 12-065-0158 
into one lot located at 690 West 1700 South. This recommendation is based on the findings and discussion 
in the Staff Report. 

PROJECT SUMMARY 

 
 
 

 

 

 

 

 
 
 
 

Project Information 

Project Name Alpine Church 
Site Location 690 West 1700 South 
Parcel ID 12-297-0005, 12-297-0004, & 12-065-0158 
Applicant Alpine Church 
Property Owner Alpine Community Church 
Proposed Actions Subdivision Amendment Approval 
Current Zoning C-2 (Commercial) 
Parcel Area 5.95 Acres 

Surrounding Properties and Uses: Zoning District 
General Plan  

Land Use Classification 

North Safe Site Storage M-1 (Manufacturing) Manufacturing 

East Perks Auto M-1 (Manufacturing) Commercial 

South     Commercial (Syracuse City) Industrial (Syracuse City) Commercial (Syracuse City) 

West America First Credit Union C-2 (Commercial) Commercial 

mailto:tyson.stoddard@clearfieldcity.org
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BACKGROUND AND ANALYSIS 

The 1700 South Commercial Park Phase No. 1 Subdivision was recorded in October of 1997, creating three 
(3) commercial lots. Alpine Church has purchased lots 2 and 3 of the subdivision, as well as an additional 
parcel located at the corner of 750 West and 1700 South. They are requesting to amend the subdivision 
plat to consolidate the subject properties into one lot. 

AMENDED SUBDIVISION PLAT REVIEW 

Lot Area, Width, and Setback Regulations 
The consolidation of the lots will comply with all lot area and width requirements of the C-2 Zone and the 
existing building will comply with setback regulations. The consolidation will also adjust property 
boundaries in a way that will allow for the addition of an entrance canopy on the south façade of the 

Aerial Image and Zoning 

A-1 

C-2 
R-3 

 

M-1 

Subject Properties 
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existing building, as proposed in the conditional use permit application by Alpine Church that is being 
reviewed during this same December 6th, 2023 Planning Commission Meeting. 

CITY DEPARTMENT / AGENCY REVIEW 

The plans were shared for review by Clearfield Planning and Engineering staff. Engineering staff provided 
a review letter dated November 16, 2023.   

PUBLIC COMMENT 

A public notice sign was placed on the subject property on Wednesday, November 22nd, 2023. To date no 
public comments have been received by City staff.  

CONDITIONS OF APPROVAL  

The following conditions of approval shall be addressed by the applicant and shown on a set of revised 
plans prior to issuance of final land use approval unless otherwise noted. 

1) Future development of the lot shall comply with all applicable City regulations. 

2) The plat shall be revised to address Planning review comments from the reviewed set of 
plans. 

3) The plat shall be revised to address Engineering requirements as outlined in the review letter 
dated November 16, 2023.  

ATTACHMENTS 

1. 1700 South Commercial Park Phase No. 1 – 1st Amendment 
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Southwest Corner of Section 11, T4N, R2W, SLB&M U.S. Survey (Found Monument)
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OWNER'S DEDICATION We, the undersigned owners of the hereon described tract of land, hereby set apart and subdivide the same into lots as shown on this plat, and name said tract 1700 South Commercial Park Phase No. 1, 1st Amendment. We also hereby dedicate, grant, and convey to Clearfield City, Davis County, Utah: (1) all those parts or portions of said tract of land designated as streets, the same to be used as public thoroughfares forever; (2) those certain public utility and drainage easements as shown hereon, the same to be used for the installation, maintenance, and operations of public utility service lines and drainage.         Signed this       day of                     , 2023.      day of                     , 2023. day of                     , 2023.                    , 2023., 2023.
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NARRATIVE At the request of Jim Allison at Alpine Church, this plat has been prepared to consolidate the lots and parcels Alpine Church has purchased into one lot. Basis of Bearings is N89°59'00"W from a brass cap monument found at the Southeast Corner ofSection 11, T4N, R2W to a brass cap monument found at the Southwest Corner of Section 11, T4N, R2W.
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Dayton Newell
Cloud+
Include language indicating the detention pond is to be permanent 

Dayton Newell
Architect

Dayton Newell
Area Measurement
256,492.8 sf

ts210803
Cloud+

ts210803
Cloud+
Revise spelling



 
DRAFT 

CLEARFIELD CITY PLANNING COMMISSION 
2024 APPLICATION DEADLINES & MEETING DATES 

 

APPLICATION DEADLINE MEETING DATE 
December 6, 2023 January 3, 2024 
January 10, 2024 February 7, 2024 
February 7, 2024 March 6, 2024 

March 6, 2024 April 3, 2024 
April 3, 2024 May 1, 2024 
May 8, 2024 June 5, 2024 
June 5, 2024 July 3, 2024 
July 10, 2024 August 7, 2024 

August 7, 2024 September 4, 2024 
September 4, 2024 October 2, 2024 

October 9, 2024 November 6, 2024 
November 6, 2024 December 4, 2024 

*A second Planning Commission may be held on the third Wednesday of the 
month if necessary. 

 
Incomplete applications WILL NOT be accepted and scheduled for a Planning Commission 
meeting. Complete applications must meet ALL of the requirements on the applications checklist 
unless otherwise noted by City Staff.  
 
All applications for new development shall be reviewed in a Development Review Meeting prior 
to any application being submitted and scheduled for a Planning Commission meeting. Please 
contact the Planning Division at 801-525-2780 or email to planning@clearfieldcity.org to 
schedule a time during the next Development Review Meeting.   

mailto:planning@clearfieldcity.org
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