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CLEARFIELD CITY COUNCIL 

AGENDA AND SUMMARY REPORT 

March 19, 2024 - WORK SESSION 
 

Meetings of the City Council 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 by the City 

Council for electronic meetings. 

 

55 South State Street 

Third Floor 

Clearfield, Utah 

 

 

 

6:00 P.M. WORK SESSION 
 

Discussion on Fiscal Year 2025 Proposed Budget 
 

Discussion on Business License Fees 
 

Discussion on an amendment to the Master Development Plan of the Clearfield Station Master 

Development Agreement 

 

 

 

**ADJOURN THE CITY COUNCIL WORK SESSION** 

 

 

Posted March 13, 2024. 

  

/s/Chersty Titensor, Deputy City Recorder  

  
The City of Clearfield, in accordance with the ‘Americans with Disabilities Act’ provides accommodations and 

auxiliary communicative aids and services for all those citizens needing assistance.  Persons requesting these 

accommodations for City sponsored public meetings, service programs or events should call Nancy Dean at 801-

525-2714, giving her 48-hour notice. 

 

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 Nancy R. Dean at Clearfield City, 

nancy.dean@clearfieldcity.org & 801-525-2714 

http://www.clearfield.cityg/
mailto:nancy.dean@clearfieldcity.org


TO: Mayor Shepherd and City Council Members

FROM: Rich Knapp, Chief Finance Officer

MEETING DATE: March 19, 2024

SUBJECT: Fiscal Year 2025 Proposed Budget-Major Expense Changes, Revenues, Major 
Capital

RECOMMENDED ACTION

Discussion only.

DESCRIPTION / BACKGROUND

This first budget work session will focus on the current ongoing revenue and expenditure calculation, 
or measure of sustainability. In addition, we will examine the total General Fund position including 
capital and use of reserves, or the measure of security.

Because there is so much substance still to be decided, the draft budget is not yet ready for 
distribution to the Council.  Instead, this discussion and the Council’s input will hopefully provide 
staff with the direction needed for the final inputs into the budget and fiscal sustainability.

We will also discuss major revenue projections. If time allows, we will discuss capital projects and the 
use of available one-time monies to pay for these projects.  If not, we can continue the discussion on 
March 26 if we want to meet without the Mayor and JJ, and/or April 9.  The following dates outline 
potential future meetings and budget items to cover.

Future Meetings:
• April 9 – Capital Projects Continued and Detailed Expenditures & Debt
• April 23 – CDRA, general discussion
• April 30 – General discussion and review if needed
• May 7 – General discussion and review if needed
• May 14—Adopt Tentative Budget
 

CORRESPONDING POLICY PRIORITIES

• Improving Clearfield's Image, Livability, and Economy
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• Maintaining a Highly Motivated and Well-Trained Workforce

• Providing Quality Municipal Services

HEDGEHOG SCORE

Legally Required

FISCAL IMPACT

The financial plan for FY25

ALTERNATIVES

SCHEDULE / TIME CONSTRAINTS

The Tentative Budget must be approved on or before the first scheduled meeting in May, and the final 
budget must be approved by June 30 if there is no truth in taxation. With a truth in taxation the last 
opportunity to adopt the final budget is August 31.

LIST OF ATTACHMENTS

•



TO: Mayor Shepherd and City Council Members

FROM: Spencer Wayne Brimley, Community Development Director

MEETING DATE: March 19, 2024

SUBJECT: Business License Fee discussion 

RECOMMENDED ACTION

Staff recommends that the Mayor and City Council review and discuss current fees adopted for 
business licenses in the City and direct staff on the best course of action for business fee 
implementation.

DESCRIPTION / BACKGROUND

Recent concerns have been expressed regarding adopted license fees for business within the City of 
Clearfield.  Fees were adopted by the council in February 2023, and have been rolled out 
strategically to reduce the impact of the fee increases.  Fees had not been evaluated or addressed 
since 2008, when the last study was completed.  At that time the Council adopted a fee lower than 
the fee recommended by the study.  The new fees have been in place since July of 2023 and staff has 
received a complaint from a convenience store and has been made aware of some other concerns 
for other fees associated with certain business types.  This report and the subsequent attachments 
allow for a revisiting of the adopted fees to obtain direction from the Council on the best manner to 
proceed. The next roll out for the fee increase is planned for July of 2024, with notices being sent in 
May of this year.

City Comparisons
Prior to this discussion staff contacted other Davis County Cities to understand their fees and see 
what discrepancies may exist.
1. Layton – has not updated fees for at least 10 years, but the date is uncertain as none of the staff 
there have participated in any fee updates. Layton did let us know that our fee update has been a 
motivator to update their fees, given costs for providing services.
2. Syracuse – Minor tweaks to the fees, but used the Clearfield update to justify changes, and did not 
conduct a formal study for the fees adjustments.  Fees shown in Clearfield study are lower than 
actual fees given the extra fees charged depending on SF, operational concerns and fees for fire and 
other city services.
3. Kaysville – At least 15 years, but minor adjustments were made about 10 years ago (no study 
completed).  Fees are quite low and nearly 50% of their business are home based occupations.
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4. North Salt Lake - The city did conduct a disproportionate fee study about 10 years ago. Fees were 
adopted, but they were not adopted to the full extent that the study recommended.
5. Clinton – No response
6. West Point – No response
7. Roy City – Response pending
8. Farmington – Response pending

The City contracted with Zions Public Finance, Inc. (“ZPFI”) in February 2022 to complete an analysis 
of business licensing fees to meet the requirements of Utah law as established by Utah Code 
Annotated §10-1-203. Additionally, the city requested that ZPFI analyze the current Good Landlord 
Program (GLP) and provide the city with suitable options to replace this program, given the changes 
to the statute that have reduced the effectiveness of the original program.  Following is a summary 
of meetings dates wherein the fee update project was discussed leading up to adoption in February 
of 2023.

Work Session June 14, 2022 – Initial discussion on data
During the June 14th work session staff and the consultant presented the draft business license fees, 
as a result of the study that commenced in February 2022. This was the first discussion with the 
council over the data collected and potential fees.  Council provided direction to staff on the study 
thus far.

Work Session November 22, 2022 – Study results
Following the completion of the full study, Staff began this meeting by reminding the Council that 
the City had not changed its business license fees since 2008 and now would be the appropriate time 
to adjust the fees. The analysis behind the proposed changes to the fee schedule included the 
following factors / data:
· Employee labor (direct hours to process an application)
· Indirect/department overhead
· Training
· Supply and study costs
Staff presented recommendations for fee changes to the Council and explained the efforts that had 
been made by City staff and the consultant.  Members of the Council expressed concern about the 
impact that increasing fees could have on retaining and attracting businesses to the City, particularly 
retail, and wanted to know the comparisons involved in the process. The Council directed staff to 
consider a phased approach to fee implementation.

Work Session January 17, 2023 - Recommended Fee
Because of a) the high amount of the maximum possible fee, and b) the potential benefit to the 
community and/or city operations, staff proposed a reduction to the disproportionate fee 
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component for the following business types.

· C-Store (Convenience Stores)
· Entertainment Services
· Grocery Stores
· Restaurant
· Retail (not including retail tobacco shops)
· Lodging
· Daycare
· Non-profit / No fee
After discussion, it was decided that the full fee should applied, but over the course of a two-year 
timeframe. 50% of the new fee would be imposed starting July of 2023 and the remainder of the fee 
(50%) would be applied in July of 2024. Discussion with the council included this type of a roll out for 
the new fee, as well as notice to the businesses of the change to the licensing fee, and an email that 
will be sent through the City Community Development software to all businesses with email 
addresses.

Council Policy Session (Hearing) February 28, 2023
Council approved the proposal to adopt fees for the license in full, but that the adoption of the full 
fee would be a two phased approach with 50% of the fee being applied over a two-year period until 
the full fee has been implemented.

CORRESPONDING POLICY PRIORITIES

• Providing Quality Municipal Services

• Improving Clearfield's Image, Livability, and Economy

Providing Quality Municipal Services

The study supports this policy priority by analyzing current fees in seeking for continuous 
improvement through innovation. The innovative study and recommendations encourage alignment 
of city licensing fees with their true costs, as well as establishing fees consistent with surrounding 
communities and will be more financially sustainable by covering the City’s costs.

Improving Clearfield’s Image, Livability and Economy

The study supports this policy by providing analysis and recommendations that encourage more 
efficient use of city resources for the oversight of local businesses and licensing of residential 
developments. Ensuring fees are accurate as they relate to actual costs allows for time and resources 
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to be properly allocated to assist in improving the city’s image, livability and economy. This method 
allows the city to cover those expenses and not have to rely on other sources to do so, while planning 
for the current and future growth.

HEDGEHOG SCORE

Not considered

FISCAL IMPACT

This project will provide for the continual improvement of the City’s business and rental license 
services by properly evaluating city fees and charging a cost consistent with the time and effort 
associated with the services provided. Staff believes the proposed fees are in line to cover the costs 
incurred for the operation of not only administering business and rental license fees, but the ongoing 
costs of staffing resources. Staff believes the adoption of the fully recommended fee is best from a 
cost recovery perspective and the ability of the city to provide the requisite services. The fee as 
recommended by the study is to cover city costs as it relates to business and failure to implement the 
full costs would cause other sources within the city to carry those costs specifically attributable to 
business operations.

ALTERNATIVES

The council may consider the following for the implementation of the proposed business/rental 
license fees:
1. Continue forward as originally adopted, implementing the remaining 50% of the total fee in July of 
2024 (FY25) taken from the Study completed by Zion’s Public Finance
2. Consider the adoption of the 50% adopted in July of 2023 (FY24) sufficient for the time being, and 
thereby reduce the total fees charged and collected for licensing (or postpone the implementation of 
the remaining 50% to a future date).
3. Some other methodology for process for the adoption of a new fee for licensing of the City.
 

SCHEDULE / TIME CONSTRAINTS

As stated above the fee will be rolled out in two phases. Phase 1 has been completed with the 50% 
roll of the recommended fee that was applied in July of 2023 (FY24) and phase 2 will be the remaining 
50% of the fee which will be rolled out in July 2024 (FY25). Changes to this timeline or rollout would 
change based on direction and feedback from the council the proposed fee.

LIST OF ATTACHMENTS
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• - Attachment #1 - July 2023 Business notification letter
- Attachment #2 - DRAFT Clearfield Business License Fee Study
 



Business License Fee Changes

Dear Business Owner:

Clearfield City is implementing business license fee increases due to raised costs for police services and 
processing, including legal reviews, inspections, application costs, employee labor, etc. The last time 
Clearfield City increased rates was in 2008. These fee increases will accurately reflect up-to-date 
business licensing costs. 

The fee changes will be handled in two increases. The first fee increase will go into effect for all renewals 
occurring from July 1, 2023, through June 30, 2024. The second increase will occur for all renewals 
happening July 1, 2024, through June 30, 2025. Once the two increases have taken place, fees will stay 
at the increased rate. The city has chosen two increases instead of a single bump to assist the businesses 
most impacted by this change.

The base fee is also increasing from $64 to $76 per year starting July 1, 2023. Additional costs are based 
on the type of business. Some businesses will see a large fee increase, this is because the type of 
business has extensive police needs and higher processing demands, including multiple inspections, 
additional rounds of legal review, etc.

Business category Current cost 
($64 base fee included)

July 1, 2023 
($76 base fee included) July 1, 2024 

($76 base fee included)

AUTOMOTIVE $179 $294.50 $513

BAR $864 $323 $570

BEAUTY SALON $64 $76 $76

CONVENIENCE STORE $564 $2,814 $5,552

DANCE STUDIO $64 $76 $76

DAYCARE $64 $452 $828

ENTERTAINMENT SERVICES $64 $568.50 $1,061

FINANCIAL SERVICES $504 $526 $976

GENERAL CONTRACTOR $64 $82.00 $88

GROCERY STORE $64 $1426.50 $2,777

GROUP HOME $64 $2238.50 $4,401

GYM/TRAINING $64 $277.50 $479

LODGING $64 $45 per unit ($76) $89 per unit ($76)

MANUFACTURING/WAREHOUSE/
DISTRIBUTION $264 $161.00 $246

MASSAGE $64 $76 $76

NON-PROFIT/NO FEE $64 $170 $264



Business category Current cost 
($64 base fee included)

July 1, 2023 
($76 base fee included) July 1, 2024 

($76 base fee included)

PAWNBROKERS $564 $1487.50 $2,899

PERSONAL SERVICES $64 $76 $76

PROFESSIONAL/BUSINESS 
SERVICES $64 $109.50 $143

RESTAURANT $214 $423.50 $771

RETAIL $64 $229.50 $383

STORAGE UNITS $64 $0 per unit ($76) $0 per unit ($76)

TOBACCO SHOP $64 $139.50 $203

Business License Fee Changes FAQ
What are the fee changes?
1) The base fee is increasing from $64 to $76 starting July 1, 2023. 
2) Additional fees will be handled in two increases. The first fee increase will go into effect starting July 
1, 2023, with the second increase occurring July 1, 2024. Increases are charged at time of renewal.

Why are the fees increasing?
Clearfield City is implementing business license fee increases due to raised costs for police services and 
processing, including legal reviews, inspections, application costs, labor, etc.

How were the fees calculated?
The fee changes are based on the average cost for the police department to respond to a call, as well as 
increased service needs/costs by business categories. Utah law requires that all businesses in the same 
business category be charged the same business license fee.    

Is this a tax increase for businesses?
No. Clearfield City doesn’t charge or collect taxes from businesses. This cost is the annual fee for 
obtaining a business license in the city. 

Why are fees increasing so much?
The last time Clearfield City increased rates was in 2008. These fee changes accurately reflect up-to-date 
costs. Fees are highest for business groupings such as convenience stores, group homes, pawnbrokers, 
and grocery stores because these business types need more police presence, have extensive processing 
demands, and require multiple inspections.

What am I getting for the increased fees?
You are getting a business license, which gives you the ability to operate in Clearfield City. Fees cover 
police services, inspections, legal reviews, application costs, etc. Your fees also give you access to staff 
expertise to guide you, point you to resources, and educate you on local and state requirements.  



Dear Rental Property Owner:

Clearfield City is implementing rental license fee increases due to raised costs for police services and 
processing, including legal reviews, inspections, application costs. The base fee is increasing from $64 to 
$76 per year starting July 1, 2023. 

The city is also discontinuing the Good Landlord Program. Removing this program allows the city to drop 
individual unit fees from the rental license cost. This means that rental properties will only be charged 
the base fee. Many property owners can expect a drop in fees from this decision. Discontinuing the 
program means that property owners can no longer become members of the program, and membership 
will be ended on July 1, 2023. 

If you have any questions, please contact our Customer Service Center by phone at 801-525-2700 or 
email at csc@clearfieldcity.org. 

Best, 

Clearfield City Licensing Division
csc@clearfieldcity.org
801-525-2700

mailto:csc@clearfieldcity.org
mailto:csc@clearfieldcity.org
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Overview 
 
Business license fees are intended to cover the cost of: 
 

1)  issuing and overseeing business licenses (“base fee”); and  
2)  disproportionate costs that the City incurs from specific types of businesses 

(“disproportionate fee”).  In this study, disproportionate costs have been calculated based on 
the increased demand for police services.  Police demand has been measured based on the 
number of calls for service originating from various business types, as well as police 
inspections conducted for certain types of business.   

 
The total business license fee is composed of both the base fee and disproportionate fee.  Utah law (§10-
1- 203) specifically allows for these types of charges. 
 
Base Fee.  The base fee includes two parts: 
 

1) Costs for labor and supplies directly associated with business licenses; and 
2) Indirect costs for a fair share of other departments that provide some services to the 

business license department (i.e., administration, legal, HR, IT, etc.). 
 
The City has undertaken a comprehensive study in order to understand these costs and has determined 
that the base cost for the renewal of most business licenses has increased from $64 to over $76 per year.  
New applications take more of staff time and the cost has therefore increased from $75 per year to over 
$177. 
 
TABLE 1: BASE FEE COMPARISON 

 Current Fees Base Cost of Service 

General Business License   

New $75 $177.30 
Renewal $64 $76.30 

 
A few categories of businesses, as identified in the study, have higher base fees due to a more time-
intensive process for these businesses. 
 
Disproportionate Fee.  The disproportionate portion of the fee is based on increased calls for service by 
some business categories, as well as the average cost for the police department to respond to a call.  The 
analysis shows that costs were highest for business groupings such as convenience stores, group homes, 
pawnbrokers and grocery stores.  Utah law requires that all businesses in the same business category be 
charged the same business license fee.  Therefore, the analysis conservatively does not include 
businesses with higher number of calls (i.e., statistical outliers) in the calculation of the disproportionate 
fee.  However, all businesses in the grouping are charged the calculated disproportionate fee. 
 
Disproportionate costs are shown in the table below and show a dramatic increase over the 
disproportionate fees currently charged by the City. 
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TABLE 2: DISPROPORTIONATE FEE COMPARISON  

Business Category Current Fee Maximum Fee % Captured 

AUTOMOTIVE $115 $437 26% 

BAR $800 $494 162% 

BEAUTY SALON $0 $0 N/A 

CONVENIENCE STORE $500 $5,476 9% 

DANCE STUDIO $0 $0 N/A 

DAYCARE $10 $752 1% 

ENTERTAINMENT SERVICES $0 $985 0% 

FINANCIAL SERVICES $440 $900 49% 

GENERAL CONTRACTOR $0 $12 0% 

GROCERY STORE $0 $2,701 0% 

GROUP HOME $0 $4,325 0% 

GYM/TRAINING $0 $403 0% 

LODGING $0 $89 per unit 0% 

MANUFACTURING/WAREHOUSE/DISTRIBUTION $200 $170 118% 

MASSAGE $0 $0 N/A 

NON-PROFIT/NO FEE $0 $188 0% 

PAWNBROKERS $500 $2,823 18% 

PERSONAL SERVICES $0 $0 N/A 

PROFESSIONAL/BUSINESS SERVICES $0 $67 0% 

RESTAURANT $150 $695 22% 

RETAIL $0 $307 0% 

STORAGE UNITS $0 $0 per unit N/A 

TOBACCO SHOP $0 $127 0% 
 
 
Disproportionate fees can 
also include the cost of 
inspections conducted by the 
City for some types of 
businesses such as those that 
sell beer and alcohol, 
pawnbrokers, etc.   
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Executive Summary 

Zions Public Finance, Inc. (“ZPFI”) was retained by Clearfield City (“Clearfield” or the “City”) to complete an 
analysis of business licensing costs to meet the requirements of Utah law as established by Utah Code 
Annotated §10-1-203. Utah law allows municipalities to license businesses for the purpose of regulation 
and revenue but places a maximum on the business license fees charged equal to the cost of services 
provided by the City.  
 
This study calculates the maximum business license fees allowable in Clearfield under current State law. 
The City Council may choose a fee lower than the maximum fee. If less than the maximum allowable fees 
are charged, the difference between the fee and the cost to the City will be covered through other revenue 
sources. 
 
Factors the City may want to consider as it establishes new business license fees include: 

• Percentage change to current fees; 
• Dollar amount of change in fees; 
• Correlation between proposed fees and the actual cost of services contained in this study;  
• Recognition of other revenues generated by some business types (such as sales tax, real 

property tax, personal property tax, municipal energy tax, transient room tax, etc.); and  
• The comparative/competitive fees in neighboring cities and towns 

 
This study considers base administrative, disproportionate service costs, and enhanced services costs. 
When base costs, disproportionate costs, and enhanced service costs are added together, they represent 
the maximum amount the City may charge for business licenses. 
 

 
Base Administrative Costs 
Base administrative costs include the common costs incurred by all types of businesses to register, oversee, 
maintain records, and regulate licensed businesses within the City such as application, registration, 
issuance, etc. 
 
 
 
 
 
 
 

Total Business 
Licensing Cost

Base Administrative 
Costs

Disproportionate Service Costs
- Disproportionate Regulatory Service Costs 

- Disproportionate Service Call Costs

Enhanced
Service Costs
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Disproportionate Service Costs  
There are two types of disproportionate service costs: disproportionate regulatory service costs and 
disproportionate service call costs.  
 
Disproportionate Regulatory Service Costs  
Disproportionate Regulatory service costs occur when a business incurs additional regulatory costs (beyond 
the base costs) for inspections or other regulatory services. These costs are in addition to the base 
administrative costs shown in the previous table. 
 
Clearfield does not have any disproportionate regulatory costs which will be accounted for in this study. 
 
Disproportionate Service Call Costs 
Disproportionate service call costs include the cost of services for police calls above the base level of service 
multiplied by the cost per call. The base level of service is defined as the average annual1 level of service 
provided to single-family, owner-occupied residences. Disproportionate service call costs are in addition to 
the base administrative cost for each business class.  
 
Enhanced Service Costs  
Enhanced service levels reflect a higher level of service provided by the City for a specific portion of the 
business community, whether it is a business class, business location, etc.  Examples of enhanced service 
levels include more landscaping, hanging baskets, more or higher quality signage, increased police patrols 
(i.e., visible police presence), more frequent snow removal, etc. Generally, these types of services are 
increased in a particular geographic section of the City, such as downtown or the town center of a resort 
community, but they may also be specific to a particular type of business class, the number of employees 
in a company, etc.  
 
Clearfield does not have any geographic areas or business classes for which the City provides enhanced 
service levels. 
 
Total Licensing Costs  
The total annual cost for a business license in Clearfield includes the base administrative and 
disproportionate service call costs. The total business license cost identified in this business license fee 
study is the maximum amount the City may charge for a business license. The disproportionate service call 
costs for police are the same regardless of whether the license is a renewal or a new application and may 
be charged annually.   
 
Good Landlord Program 
Clearfield City currently participates in the Good Landlord Program (GLP) which provides an opportunity 
for landlords to receive a discounted fee if training requirements are completed and certain obligations are 
met under the program.  All landlords are eligible to participate in the program, but participation is not 
required.   
 
Benefits to the City from the GLP may include elimination or a reduction of code violations, reduction of 
criminal activities, greater communication with property owners, neighbors, and landlords when issues 

 

1 Police call data was averaged over a two-year period, January 2020 – December 2021. 
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arise, and a greater quality of life for neighborhoods in areas that may possess a high volume of rental 
properties.  Prior to 2017 the GLP provided some ability for the City to enforce and benefit from the 
program. However, after continual changes from the legislature, staff has experienced that the landlords 
who join the program currently receive a substantial cost savings, but the City no longer has any authority 
to tell the landlords who they can/cannot lease to or possess the ability to safeguard their residents as they 
once did.  The current Good Landlord Program has become increasingly difficult to enforce and the 
administrative oversight required for maintaining the program is likely not being recovered through the 
current fees. 
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Introduction 

Zions Public Finance, Inc. (“ZPFI”) was retained by Clearfield City to complete an analysis of business 
licensing costs to meet the requirements of Utah law as established by Utah Code Annotated §10-1-203. 
The law states that “…the legislative body of a municipality may license for the purpose of regulation and 
revenue any business within the limits of the municipality and may regulate that business by ordinance.”2 
Additionally, the law states that “the amount of a fee shall be reasonably related to the costs of the 
municipal services provided by the municipality.”3 In other words, business licensing fees charged may not 
exceed the amount necessary to reasonably regulate business activity, including the costs of 
disproportionate and enhanced levels of municipal services required by some business classes, geographic 
locations, etc.  
 
While this study calculates the maximum business license fees allowable under current State law, the City 
Council may choose a lesser fee. If less than the maximum allowable fees are charged, the difference 
between the fee and the cost to the City will be made up through other revenue sources. 
 
Clearfield currently requires all commercial businesses to obtain a business license. This study considers 
the three categories of business licensing which, when added together, equal the maximum amount the 
City may charge for business licenses. Specifically, these three categories include Base Administrative Costs, 
Disproportionate Costs (regulatory costs and services call costs); and Enhanced Service Costs. Each of these 
categories is explained in greater detail below.   
 
 
Base Administrative Costs 

Base administrative costs include the following standard labor costs: (i) business license application and 
registration process; (ii) issuance of license; (iii) collection of fees; (iv) maintenance of records; and (v) 
preparation of business reports and required verifications. 
 
In order to estimate the base administrative costs of a business license, ZPFI’s source of information has 
been the City. Costs have been evaluated based on time spent by employees, wages and benefits for these 
employees, indirect costs, and department overhead such as supplies, computers, etc. Indirect costs 
include mayor & council, justice court, city manager, city recorder, legal, human resources, information 
technology, finance, customer service, and facilities maintenance. 
 
The costs associated with licensing a business are determined by analyzing both employee costs and the 
time spent by each employee on business licensing procedures. Considering these two factors, a cost for 
each step in obtaining a business license can be determined. Added together, these costs equal the base 
administrative costs to the City for issuing a business license. 
 
Employee Costs for Business Licensing 
Direct business licensing costs include labor (wages & benefits) and department overhead costs (supplies, 
computers, etc.) for all personnel involved in issuing and overseeing business licenses.  

 

2 Utah Code Annotated §10-1-203(2) 
3 Utah Code Annotated §10-1-203(5)(c)(ii) 
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The following Clearfield employee positions are directly involved in business licensing: 
 

• Building Inspector 
• City Planner 
• Business License Official (Customer Service Center Manager or CSCM) 
• Police Chief 
• City Attorney 

 
A direct cost per minute was calculated for each employee involved in the business licensing process based 
on their annual minutes worked using the following method: 

 
TABLE 3: DIRECT COST PER MINUTE CALCULATION  

Per Minute Cost Calculation 
Employee Labor Cost per Minute  (Salary +benefits)/employee total annual minutes worked  
Department Overhead Cost per Minute 
(e.g., supplies, computers, etc.) 

Department operations costs/total annual minutes worked 

Direct Business License Cost per 
Minute 

Employee labor cost per minute + department operations cost per 
minute 

 
 
Table 2 shows the direct labor cost per minute for all employees involved in business licensing. All figures 
used in calculating direct costs were provided by the City. 

 
TABLE 4: DIRECT LABOR COST PER MINUTE  

Employees by Department Direct Cost per Hour Direct Cost per Minute 
Building Inspector $39.95 $0.67 
City Planner* $46.65 $0.78 
Business License Official (CSCM) $59.03 $0.98 
Police Chief $108.67 $1.81 
City Attorney $107.50 $1.79 

*There are two planners who directly process business license fees. This rate is a weighted rate which considers the percent of 
time each planner spends working on business license fees. 
 
 
Department Operational Costs  
There are additional costs associated with the operational support needed to handle the business licensing 
process. These additional costs include a portion of staff time spent on setting up new software and fees 
associated with business licensing software. These additional costs are combined with the direct labor and 
supply costs described above. A breakdown of these operational costs is found below. 
 
TABLE 5: ADDITIONAL COST PER MINUTE – OPERATIONAL COSTS 

 Annual Cost 
Cost of Software $21,000 
Cost per Minute $0.22 
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Indirect Costs 
The following indirect costs were provided by Clearfield as the fair share of costs to be allocated to the 
business licensing process due to support from the departments listed below. These departments were 
selected because they provide support to the entire City. Other departments within the City may have had 
overhead within their respective departments, but that overhead was not considered because it did not 
relate to business licensing.  
 
TABLE 6: TOTAL INDIRECT COSTS 

  

Mayor & Council $408,075  
Justice Court $490,463  
City Manager $503,766  
City Recorder $241,185  
Legal $631,722  
Human Resources $379,807  
IT $982,022  
Finance $587,253  
Customer Service $296,681  
Facilities Maintenance $832,656  
TOTAL $5,353,630 
Source: Clearfield City 2022-2023 Budget  

 
Total indirect costs for the City were divided among each full-time equivalent (FTE) employee to calculate 
an indirect cost per minute. As shown in the following table, indirect cost per minute per FTE is $0.24. 
 
TABLE 7:  TOTAL INDIRECT COSTS PER MINUTE 

  

Indirect Costs to be Allocated $5,353,630 
FTEs 179.5 
Indirect Cost per FTE $29,825.24 
Total Annual Hours Worked per FTE 2,080 
Indirect Cost per Hour $14.34 
Indirect Cost Per Minute $0.24 

 
Employee Training Costs  
There are also indirect costs within each department associated with business licensing. These indirect 
costs include a portion of staff time spent in staff meetings and trainings. The meeting and training costs 
are divided across all businesses based on the amount of time each employee spends on that business. A 
breakdown of this cost per minute for City employees who participate in trainings directly associated with 
business licensing is given below. 
 
TABLE 8: ADDITIONAL COST PER MINUTE – MEETING AND TRAINING COSTS 

 Meetings and Trainings – Cost per Minute 
Building Inspector $0.03 
City Planner $0.04 
Business License Official $0.05 
Police Chief $0.09 
City Attorney $0.09 
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Summary of Direct and Indirect Costs per Minute 
 
TABLE 9: SUMMARY OF TOTAL COSTS PER MINUTE 

Total Costs per Minute 
Building 

Inspector 
City Planner 

Business 
License Official 

Police Chief City Attorney 

Direct Cost  $0.67 $0.78 $0.98 $1.81 $1.79 
Indirect Cost $0.24 $0.24 $0.24 $0.24 $0.24 
Operational Costs $0.22 $0.22 $0.22 $0.22 $0.22 
Training Cost $0.03 $0.04 $0.05 $0.09 $0.09 
Total $1.16 $1.28 $1.50 $2.36 $2.34 

 
 
Employee Time for Business Licensing  
Each employee has a different role when reviewing business license applications. The following table 
summarizes each person’s involvement per license type. 
 
TABLE 10: EMPLOYEE TIME PER LICENSE IN MINUTES 

 Building 
Inspector 

City Planner 
Business 
License 
Official 

Police Chief City Attorney 

General Business License      
New 45 15 60 5 0 
Renewal 5 5 40 0 0 

      
Rental Dwelling License      

New 30 45 75 0 0 
Renewal 5 5 40 0 0 

      
Temporary or Seasonal 
Merchant License 

     

New - 180 Days 15 25 60 0 0 
Cleaning Deposit 0 0 65 0 0 

      
Mobile Food Vendor 
License      

New - 180 Days 0 25 60 0 0 
Cleaning Deposit 0 0 65 0 0 

      
Solicitor License      

New 0 0 75 30 15 
Renewal 0 0 45 0 0 
Identification Badge 0 0 15 0 0 

      
Beer License      

New 45 15 60 30 15 
Renewal 5 5 40 0 0 
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 Building 
Inspector 

City Planner 
Business 
License 
Official 

Police Chief City Attorney 

      
Sexually Oriented Business 
License/Sexually Oriented 
Business Employee License 

     

New 15 25 90 30 20 
Renewal 5 5 40 0 0 

      
Firework Stand License      

New 15 15 60 0 10 
Cleaning Deposit 0 0 65 0 0 

      
Pawnbroker      

New 15 15 60 0 10 
Renewal 5 5 40 0 0 

      
Massage Therapist      

New 15 15 60 30 20 
Renewal 5 5 40 0 0 
Identification Badge 0 0 15   

 
 
Supply and Study Costs 
The City has identified pertinent supplies to be included in the City’s direct costs. The cost to conduct this 
business license fee study can also be included in the business licensing costs. It is assumed that the useful 
life of a business license study is approximately 5 years. The supply and study costs are then divided by the 
annual number of business licenses processed to arrive at an additional cost per license of $4.26. 
 
TABLE 11:  SUPPLY AND STUDY COST PER LICENSE 

  

Total Annual Supply Cost $3,625 
Total Annual Study Cost $2,980 
Total Number of Business Licenses 1,542 
Cost per License $4.26 

 
 
Base Administrative Costs  
The following table outlines the total time and base administrative cost associated with each business 
license. 
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TABLE 12: BASE ADMINISTRATIVE COSTS 
 Maximum Fee 

General Business License  

New $177.30 
Renewal $76.30 

  
Rental Dwelling License  

New $208.86 
Renewal $76.30 

  
Temporary or Seasonal Merchant License  

New - 180 Days $143.42 
Cleaning Deposit $101.49 

  
Mobile Food Vendor License  

New - 180 Days $125.99 
Cleaning Deposit $101.49 

  
Solicitor License  

New $222.54 
Renewal $71.57 
Identification Badge $26.70 

  
Beer License  

New $271.57 
Renewal $76.30 

  
Sexually Oriented Business License/Sexually Oriented Business Employee License  

New $306.11 
Renewal $76.30 

  
Firework Stand License  

New $154.07 
Cleaning Deposit $101.49 

  
Pawnbroker  

New $154.07 
Renewal $76.30 

  
Massage Therapist  

New $248.44 
Renewal $76.30 
Identification Badge $26.70 
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Based on legislation passed in 2017, license fees for home occupation businesses may only be charged 
when the “combined offsite impact of the home-based business and the primary residential use materially 
exceeds the offsite impact of the primary residential use alone.”4 This means only home occupations that 
create an impact on the residential area through business operations can be charged a business license 
fee. The City has elected to charge home occupation fees, but has provided a home-based business 
licensing fee exemption for business that meet the following criteria: 
 

• No customers will visit the home; 
• The business will not create dust, noise, odors, or other detrimental impact to surrounding 

properties; and 
• There will be no outdoor storage associated with the business. 

 
However, the City may still require a business license (without a fee) for home-based businesses which 
meet the exemptions and can charge a fee to home occupations that requests a license when they 
otherwise would not be required to obtain one.5 
 
 
Disproportionate Costs 

Disproportionate service costs include the additional costs which some businesses incur becauseof: 1) 
additional regulatory services provided, such as inspections; and 2) responses to service calls compared to 
the base level of service. There are, therefore, two types of disproportionate service costs: 1) 
disproportionate regulatory service costs; and 2) disproportionate service call costs.  
 
Disproportionate regulatory service costs include the cost of services for business-related paperwork, 
administrative oversight, special regulations, and inspections that are in addition to the services common 
to all businesses included in the base administrative cost. For example, additional regulatory services are 
required by some classes of businesses such as day-cares, assisted living, and other special care facilities.  
 
Disproportionate service call costs include the cost of services for police calls above the base level of service 
provided by these departments. In order to identify disproportionate service levels, ZPFI has interviewed 
City officials and service providers and has obtained data regarding calls for service from the City.  
 
According to Utah Code Annotated §10-1-203(5)(c)(i), “Before the governing body of a municipality 
imposes a license fee on a business that causes disproportionate costs of municipal services under 
Subsection (5)(a)(i)(C)(I), the legislative body of the municipality shall adopt an ordinance defining for 
purposes of the [fee] tax under Subsection (5)(a)(i)(C)(I) the costs that constitute disproportionate costs 
and the amounts that are reasonably related to the costs of the municipal services provided by the 
municipality.”  

 
 
 

 

4 Utah Code §10-1-203(7) 
5 SB-158, effective May 8, 2018 



  

14 
Zions Public Finance, Inc. | October 2022 

 

Clearfield City | Business License Fee Study  

Cities are allowed under Utah Code to collect disproportionate business licensing fees for the following 
municipal services: 
 

• Police 
• Fire/EMS 
• Storm Water Runoff 
• Traffic Control 

• Parking 
• Transportation 
• Beautification 
• Snow Removal

Clearfield will only consider disproportionate police services in this study. Therefore, disproportionate 
services rendered may include police calls for service and business-related paperwork, administrative 
oversight, special regulations, inspections, calls for service, and other services performed for specific types 
of businesses. To calculate disproportionate costs, the base level of service for police must first be 
established. There are two types of disproportionate costs appropriate to this study – disproportionate 
regulatory costs and disproportionate police call costs. 
 
Disproportionate Regulatory Costs 
Regulatory service costs occur when a business incurs additional regulatory costs (beyond the base costs) 
for inspections or other regulatory services.  
 
Clearfield does not have any disproportionate regulatory costs which will be accounted for in this study. 
 
Disproportionate Service Call Costs 
Disproportionate service call costs include the cost of services for police calls above the base level of service 
provided by police. The base level of service is the average level of service calls to owner-occupied 
residences. Calls for police services were obtained from Clearfield City for the 2-year period from January 
2020 to December 2021. The call data was then analyzed to calculate the number of calls to owner-
occupied residential units. The number of calls to owner-occupied single-family residential units was 
averaged over the 2-year period.6 The average annual number of calls to owner-occupied single-family 
residential units was then divided by the total number of owner-occupied single-family residential units to 
determine the base level of service calls for police. This per unit base level of service is referred to as the 
base level service call ratio. The disproportionate service call costs are calculated by multiplying the average 
level of police calls for each commercial business and residential rental type above the base level service 
call ratios by the cost per call for police services. 
 
The annual base level service call ratio for police calls was determined to be an average of 0.483054 calls 
per owner-occupied single-family residence per year.  
 
TABLE 13: RESIDENTIAL CALL DATA – BASE LEVEL SERVICE CALL RATIO FOR POLICE  

 Police 

Residential Calls for Service – 2-year annual average 3,050 
Single Family Residential Units 6,314 
Base Calls per Residential Unit 0.483054 

 
 

 

6 A 2-year average minimizes the effect of a call volume spike that could occur over a one-year period. 
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The average annual police service call ratio per business in each business class was calculated by dividing 
the average annual number of calls in each business class by the total number of businesses in the business 
class. Service call ratios for commercial businesses that are higher than the base level of service call ratio 
are considered disproportionate. To calculate the disproportionate service call ratio, the base level of 
service ratio was subtracted from the average calls per commercial business class.  
 
Police costs per call were determined by taking the budgeted amount for police services and dividing that 
number by the total number of police calls for service within the City (traffic calls included). The City has 
confirmed that about 56.50% of costs included in the budgeted amount are directly related to service calls.   
 
TABLE 14: POLICE COST PER CALL FOR SERVICE  

Amount 

2022-2023 Police Budget  $5,725,089 

Estimated Percentage of Time Spent on Responding to Police Calls 56.50% 

Annual Police Calls (all calls, including traffic calls) 13,195 

Police Cost per Call $245.14 
 
 
Table 13 summarizes the disproportionate police service call costs by business class in Clearfield. The 
average residential calls per unit (0.483054) is subtracted from the average number of police calls per 
business type in order to calculate the disproportionate police calls per business type.  The number of 
disproportionate calls, by business type, is then multiplied by the cost per call ($245.14) to arrive at the 
disproportionate cost per business type. Due to the nature of the Lodging and Storage Units business 
categories, businesses within these categories are charged on either a per room or per unit basis. This 
allows the City to more fairly assess the disproportionate impact those businesses have on City services 
since their rooms and units are more comparable to the residential base unit than the overall business 
itself.  
 
TABLE 15: DISPROPORTIONATE POLICE CALLS FOR SERVICE 

Business Category Disproportionate Police Calls Disproportionate Cost per Business 

AUTOMOTIVE 1.78  $437 

BAR 2.02  $494 

BEAUTY SALON (0.21) $0 

CONVENIENCE STORE 22.34  $5,476 

DANCE STUDIO (0.15)  $0 

DAYCARE 3.07  $752 

ENTERTAINMENT SERVICES 4.02  $985 

FINANCIAL SERVICES 3.67  $900 

GENERAL CONTRACTOR 0.05  $12 

GROCERY STORE 11.02  $2,701 

GROUP HOME 17.64  $4,325 

GYM/TRAINING 1.64  $403 

LODGING 
0.36  

per room 
$89  

per room 
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Business Category Disproportionate Police Calls Disproportionate Cost per Business 
MANUFACTURING/WAREHOUSE
/DISTRIBUTION 

0.69  $170 

MASSAGE (0.48) $0 

NON-PROFIT/NO FEE 0.77  $188 

PAWNBROKERS 11.52  $2,823 

PERSONAL SERVICES (0.01)  $0 
PROFESSIONAL/BUSINESS 
SERVICES 0.27  $67 

RESTAURANT 2.84  $695 

RETAIL 1.25  $307 

STORAGE UNITS 
(0.47)  

per unit 
$0 

per unit 
TOBACCO SHOP 0.52  $127 

 
 
Rental complexes were also analyzed for any disproportionate costs associated with different-sized 
complexes. This disproportionate analysis categorized rental complexes by residential types. The 
disproportionate cost associated with each rental category is shown in the table below. 
 
TABLE 16: DISPROPORTIONATE POLICE CALLS FOR SERVICE – RENTAL CATEGORY 

Rental Category Disproportionate Police Calls per Unit 
Disproportionate Cost per Business 

per Unit 

Single Family 0.26 $64 

Duplex (0.16) $0 

Tri/Quad Plex 0.15 $37 

Multi-Housing 0.09 $21 

Mobile Home 0.23 $56 
 
 
The tables above show the maximum disproportionate fee per business category that the City could impose 
based on the disproportionate cost associated with each business class. The City may choose not to impose 
the maximum fee for disproportionate police calls shown in Table 13 and Table 14. If less than the maximum 
allowable fees are charged, the difference between the fee and the cost to the City will be covered through 
other revenue sources. 
 
Factors the City may want to consider as it establishes new business license fees include: 

• Percentage change to current fees; 
• Dollar amount of change in fees; 
• Correlation between proposed fees and the actual cost of services contained in this study;  
• Recognition of other revenues generated by some business types (such as sales tax, real 

property tax, personal property tax, municipal energy tax, transient room tax, etc.); and  
• The comparative/competitive fees in neighboring cities and towns 
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Enhanced Service Costs  

Enhanced service levels reflect a higher level of service for a specific portion of the business community, 
whether it is a business class, business location, etc. Examples of enhanced service levels include more 
landscaping, hanging baskets, more or higher quality signage, increased police patrols (i.e., visible police 
presence), more frequent snow removal, etc. Generally, these types of services are increased in a particular 
geographic section of the City, such as downtown or the town center of a resort community, but they may 
also be specific to a particular type of business class, the number of employees in a company, etc.  
 
Clearfield does not have any geographic areas or business classes for which the City provides enhanced 
service levels. 
 
 
Total Licensing Costs  

The total annual cost for a business license in Clearfield includes the base administrative and 
disproportionate service call costs. The total business license cost identified in this business license fee 
study is the maximum amount the City may charge for a business license. The disproportionate service call 
costs for police are the same regardless of whether the license is a renewal or a new application and may 
be charged annually.   
 
The following tables show the current licensing fees compared to the maximum fees calculated in this 
study. The percentage represents the cost covered by the City’s current fees. Anything over 100% means 
the fee will need to be reduced as current fees are collecting more than the cost of service. Anything less 
than 100% means the cost of administering business licenses and providing services to those businesses is 
not being covered under the current fee.  
 
TABLE 17: BASE ADMINISTRATIVE COSTS – CURRENT FEE AND MAXIMUM FEE CALCULATION COMPARISON 

 Current Fee Maximum Fee Percent Captured 

General Business License    
New $75.00 $177.30 42% 
Renewal $64.00 $76.30 84% 

    
Rental Dwelling License    

New $190.00 $208.86 91% 
Renewal $64.00 $76.30 84% 

    
Temporary or Seasonal Merchant License    

New - 180 Days $120.00 $143.42 84% 
Cleaning Deposit $100.00 $101.49 99% 

    
Mobile Food Vendor License    

New - 180 Days $120.00 $125.99 95% 
Cleaning Deposit $100.00 $101.49 99% 
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 Current Fee Maximum Fee Percent Captured 
Solicitor License    

New $215.00 $222.54 97% 
Renewal $64.00 $71.57 89% 
Identification Badge $15.00 $26.70 56% 

    
Beer License    

New $138.00 $271.57 51% 
Renewal $64.00 $76.30 84% 

    
Sexually Oriented Business License/Sexually 
Oriented Business Employee License 

   

New $200.00 $306.11 65% 
Renewal $64.00 $76.30 84% 

    
Firework Stand License    

New $120.00 $154.07 78% 
Cleaning Deposit $100.00 $101.49 99% 

    
Pawnbroker    

New $138.00 $154.07 90% 
Renewal $64.00 $76.30 84% 

    
Massage Therapist    

New $178.00 $248.44 72% 
Renewal $64.00 $76.30 84% 
Identification Badge $15.00 $26.70 56% 

 
 
TABLE 18: DISPROPORTIONATE POLICE CALLS FOR SERVICE – CURRENT FEE AND MAXIMUM FEE CALCULATION COMPARISON 

Business Category Current Fee Maximum Fee Percent Captured 

AUTOMOTIVE $115 $437 26% 

BAR $800 $494 162% 

BEAUTY SALON $0 $0 N/A 

CONVENIENCE STORE $500 $5,476 9% 

DANCE STUDIO $0 $0 N/A 

DAYCARE $10 $752 1% 

ENTERTAINMENT SERVICES $0 $985 0% 

FINANCIAL SERVICES $440 $900 49% 

GENERAL CONTRACTOR $0 $12 0% 

GROCERY STORE $0 $2,701 0% 

GROUP HOME $0 $4,325 0% 

GYM/TRAINING $0 $403 0% 
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Business Category Current Fee Maximum Fee Percent Captured 

LODGING $0 
$89 

 per unit 0% 

MANUFACTURING/WAREHOUSE/DISTRIBUTION $200 $170 118% 

MASSAGE $0 $0 N/A 

NON-PROFIT/NO FEE $0 $188 0% 

PAWNBROKERS $500 $2,823 18% 

PERSONAL SERVICES $0 $0 N/A 

PROFESSIONAL/BUSINESS SERVICES $0 $67 0% 

RESTAURANT $150 $695 22% 

RETAIL $0 $307 0% 

STORAGE UNITS $0 
$0  

per unit 
N/A 

TOBACCO SHOP $0 $127 0% 
 
 
Good Landlord Program Analysis and Recommendations 

The Good Landlord Program (GLP) provides an opportunity for landlords to receive a discounted fee if 
training requirements are completed and certain obligations are met under the program.  Clearfield City 
currently participates in the Good Landlord Program.  According to Clearfield’s Good Landlord Incentive 
Program, all landlords are eligible to participate in the Program, but participation is not required.  Landlords 
who choose to participate will receive a significant discount on license fees and disproportionate service 
fees.   
 
Utah State Code 10-1-203.5 allows municipalities to create a disproportionate rental fee and a 
disproportionate rental fee reduction.  The rental fee reduction is a condition of complying with the 
requirements of a Good Landlord Training Program.  State Code defines the Good Landlord Training 
Program as a program offered by a municipality to encourage business practices that are designed to 
reduce the disproportionate cost of municipal services to residential rental units by offering a 
disproportionate rental fee reduction for any residential landlord who: (i)(A) completes a landlord training 
program provided by the municipality; or (B) is an exempt landlord; (ii) implements measures to reduce 
crime in rental housing as specified in a municipal ordinance or policy; and (iii) operates and manages rental 
housing in accordance with an applicable municipal ordinance.7 
 
Benefits to the City from the Program may include elimination or a reduction of code violations, reduction 
of criminal activities, greater communication with property owners, neighbors, and landlords when issues 
arise, and a greater quality of life for neighborhoods with a high volume of rental properties.   
 
 
 
 

 

7 https://le.utah.gov/xcode/Title10/Chapter1/10-1-S203.5.html 
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Current Good Landlord Program  
The City currently requires landlords to agree to the following requirements to participate in the Good 
Landlord Program: 
 

• Tenant Screening 
o All tenants must be screened prior to move-in. This screening includes: 

 criminal background check 
 credit check 
 income/employment verification 
 driver’s license or state identification 
 rental references 
 application 

 
• Tenant Selection 

o The following criteria must be considered as a minimum requirement and landlords must 
refuse to rent to any prospective tenants or occupants who: 
 Provide false information to the landlord on the application or otherwise; or 
 Have been convicted of a felony for which the individual has not been released 

from probation or parole; or 
 Have been convicted of a felony for which the individual has been released from 

probation or parole, but for which the conviction date occurred less than four 
years from the date of tenancy. 

o The landlord must also execute a valid, written Lease Agreement with each tenant which 
includes the provisions listed in the Landlord Training Packet 
 

• Landlord Training 
o Landlord agrees to attend a City-approved landlord training program every two years 

 
• Administrative Code Violations and Unreasonable Calls for Service 

o Landlord agrees to keep all rental dwelling units free of any and all City Code violations 
including building, zoning and fire code violations. The landlord also agrees to take 
corrective actions to address problems arising from repeated, unreasonable calls for 
service. 

 
• Towing Obligations 

o It is required that landlords notify the City Police Department before towing a vehicle from 
the property unless the vehicle blocks an entrance or an exit. The name and contact 
information of the towing company must be posted in two conspicuous places to ensure 
the information is readily available. 
 

• The following tasks may also be required at the request of the City 
o Submit written response to written notification from the City within 5 business days 
o Participate in any electronic notification systems to the extent the landlord is able 
o Provide the City with any and all landlord contact information requested 
o Commence evictions of tenants that jeopardize the landlord’s membership status in the 

program when legally permissible 
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o Provide the City with documentation that proves their compliance with the program 
agreement 

 
Penalties for failing to abide by the agreed terms in the current Good Landlord Program Agreement 
included the issue of citations for any code violations as well as immediate termination from the Good 
Landlord Program. Termination from the program included the requirement of the landlord to pay the full 
amount of the disproportionate service fee as well as any fines associated with the violations. Penalties also 
included the suspension or revocations of the landlord’s business license. If a landlord was terminated from 
the program, they could have applied for readmission at the start of a new license period; however, due to 
changes in regulatory standards the enforcement of the GLP penalties have become a challenge for the 
City. 
 
Good Landlord Programs in Other Communities 
The Program has been implemented in several communities across the Wasatch Front.  Several examples 
are shown in the table below.  
 
TABLE 19: PARTICIPATING COMMUNITIES        

Participating Communities 
Ogden City 
Salt Lake City 
North Salt Lake 
South Salt Lake 
Roy City 
City of Taylorsville 
Midvale City 
City of West Jordan 
South Ogden City 
Sunset City 
Centerfield City 

 
 
While most of the cities listed previously follow the same core requirements set by Clearfield in terms of 
tenant screening and selection, there are several that have implemented additional requirements in their 
programs which may be beneficial additions to the City’s program. It should be noted that some of these 
requirements are likely listed in the respective city’s code, but the City felt it was beneficial to specifically 
list them as requirements in their program agreements. The list below highlights some of the additional 
requirements imposed by other cities. 
 

• Salt Lake City 
o Requires nondiscrimination and fair housing as provided in local, state, and federal law 
o Prohibits retaliation against any tenant as a result of reporting violations of a lease 

agreement, rental dwelling management agreement, or the Good Landlord Program 
o Requires the landlord to track annual occupancy denials and evictions, and provide a 

record thereof to the City on request 
o Requires the rental dwelling owner, or owner’s agent, to provide contact information 

to tenants and to meet in person with the tenants at least once annually to discuss any 
questions or concerns 
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• South Salt Lake City 
o Requires that Crime Prevention through Environmental Design (CPTED) be practiced on 

the premises 
 

• City of Taylorsville 
o Requires rental dwellings to have: 

 one operable sink, toilet, tube, and shower free from leaks with hot water of at 
least 110 degrees Fahrenheit 

 at least one operable smoke detector for each room that is occupied or 
intended for sleeping purposes 

 operable heating facilities sufficient to heat dwelling to at least 72 degrees 
Fahrenheit. 

 Kitchen with at least one sink, free of leaks, and a cooking oven or stove 
 no insects 
 locks to all exterior doors 
 appropriate garbage receptacles 
 two hard surface, off-street parking spaces for each rental dwelling unit 

o Encourages annual meetings for rental dwelling tenants, initiated by landlord or the 
landlord’s agent, to discuss concerns and review rental dwelling licensing rules 

o Prohibits retaliation against tenant as a result of reporting violations of a lease 
agreement, rental dwelling management agreement, or the Good Landlord Program 

 
• City of West Jordan 

o All properties must be maintained in a manner that will: 
 prevent fire hazard 
 prevent infestation by insects and rodents 
 prevent induction of hazardous pollutants into the air 
 prevent spreading of vegetation that threatens the public wellbeing 
 enhance the appearance of the property, increase property values, and 

encourage neighborhood creation and maintenance within the city 
 improve the city’s image, property values, and neighborhood success 
 lawfully dispose of cutting from grass, weeds, and solid waste 
 effectively secure any vacant structure 
 lawfully dispose of any unsightly objects or structures  
 promptly remove or erase graffiti on any structure located on the premises 

o Entry upon proper request by City officer to inspect and enforce the Good Landlord 
Program 

 
• Sunset City 

o Rental dwelling requirements  
 Landlord has paid any outstanding civil penalties assessed against the 

landlord for failing to correct a notice of violation applicable to the landlord’s 
rental dwelling 

 Provide at least on operable sink, toilet, tub, and shower 
 Provide at least one operable smoke detector 
 Provide operable heating facilities 
 Assure rental dwelling is free from insects, termites, and rodents  
 Provide at least 2 off street parking spaces with hard surfaces for each unit 
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o Tenant interaction 
 Provide the owner’s tenants with a telephone number and e-mail address 

which tenants may use to contact the owner 
 Landlord shall respond within a reasonable time 
 Meet in person with the owner’s tenants at least once annually 
 Provide tenants the internet address to Utah Legal Services 
 Provide tenants a signed copy of the management agreement  

 
• Centerfield City 

o Inspections: City officials shall be permitted to make an inspection to enforce this 
agreement or the City Code, and may enter any building or may enter upon any 
premises during regular business hours 

o Real Property Maintenance: All real property used for a rental dwelling unit will have 
proper landscaping, regular cleaning, securing, ongoing repair, and maintenance of 
the premises 

 
Recommendations 
The City’s current Good Landlord Program meets most of the State’s requirements as laid out in Utah Code 
10-1-203.5; however, the section on “Tenant Selection” will need to be either readdressed or revoked as it 
does not comply with Utah Code 10-1-203.5 (3)(b) which states that “A municipality may not… require a 
residential landlord to deny tenancy to an individual based on the individual’s criminal history, unless a 
facility that houses parolees upon release from prison or houses probationers who have violated terms of 
their probation is located within the municipality.” 
 
Interviews with City staff have indicated that the current Good Landlord Program has become increasingly 
difficult to enforce and that the administrative oversight required for maintaining the program is likely not 
being recovered through the current fees. In order to bring the program back into a more beneficial status 
to both the City and landlords participating in the program, it is recommended that the City consider 
reducing the requirements set forth in the Good Landlord Program to the minimum requirements set in 
the State Code.  
 
It is also recommended that the City consider reducing the discount offered to program participants. The 
current discount for a single-family rental is 89% and 90% for a multi-family rental with a fee of only $7 per 
unit for both rental categories. This discount is generally similar to discounts offered by other cities offering 
a disproportionate rental discount associated with a Good Landlord Program. Additional information on 
comparable Good Landlord Program Disproportionate Fee discounts can be found in Appendix B. This large 
discount ultimately results in the City funding the disproportionate costs through other funds which these 
rentals impose on the City. 
 
The table below shows what the new discounted rate for participation in the Good Landlord Program would 
be based on different percent discounts uniformly enacted across all rental types. 
 
TABLE 20: FUTURE DISCOUNT RATE OPTIONS        

Rental Category 
Maximum 

Disproportionate Fee 
Discount Rate 

60% 70% 80% 
Single Family $64 $25 $19 $13 
Duplex $0 $0 $0 $0 
Tri/Quad Plex $37 $15 $11 $7 
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Rental Category Maximum 
Disproportionate Fee 

Discount Rate 
60% 70% 80% 

Multi-Housing $21 $9 $6 $4 
Mobile Home $56 $22 $17 $11 

 
 
Another option available to the City is to consider forgoing a GLP entirely. According to State Code, this 
would mean that the City would need to cease disproportionate rental fees altogether if an alternative 
disproportionate rental fee reduction is not provided. The following analysis shows what removing the 
current disproportionate rental rate would mean for the City in financial terms.  
 
TABLE 21: COST ANALYSIS OF REMOVING GLP AND DISPROPORTIONATE RENTAL FEES        

    

2021 Rental Base Fee Number of Licenses Fee Total 
New License 1 $190.00 $190.00 
New GLP License 43 $30.00 $1,290.00 
Renewal License 358 $64.00 $22,912.00 
Base Total   $24,392.00 
2021 Rental 
Disproportionate Fee 

Number of Units Fee Total 

Single Family 82 $66.50 $5,453.00 
Single Family (GLP) 318 $7.00 $2,226.00 
Duplex 27 $12.50 $337.50 
Duplex (GLP) 81 $3.00 $243.00 
Tri/Quad Plex 7 $92.00 $644.00 
Tri/Quad Plex (GLP) 236 $9.00 $2,124.00 
Multi-Housing 0 $67.00 $0.00 
Multi-Housing (GLP) 2,825 $7.00 $19,775.00 
Mobile Home 43 $49.50 $2,128.50 
Mobile Home (GLP) 375 $7.00 $2,625.00 
Disproportionate Total   $35,556.00 
    
2021 TOTAL   $59,948.00 
    
    
Rental Base with New 
Maximum Fee 

Number of Licenses Fee Total 

New License 44 $208.86 $9,189.84 
Renewal License  358 $76.30 $27,315.40 
    
NEW TOTAL   $36,505.12 
    
Difference   ($23,442.88) 

 
 
The analysis shows that in 2021, it is estimated that the City collected approximately $60,000 through rental 
base and disproportionate fees. If the City removed the disproportionate rental fee altogether in the future, 
this would result in a reduction in the collection amount of $23,442.88. However, it should be noted that 
the maximum rental base fee amount of about $36,500 has been calculated to cover the true cost of 
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administering the rental business license fees. Therefore, the real implications of not charging a 
disproportionate rental fee would mean all costs associated with providing a disproportionate level of 
service in terms of calls for service to rental properties will be covered through funds other than fees 
collected from license holders. 
 
As stated previously, interviews with City staff have indicated that there are substantial administrative costs 
associated with the GLP that cannot be collected through business license fees. Forgoing or reducing the 
GLP may help the City reduce or eliminated the increased cost that administering the program incurs. 
 
Recommendations 
 
There are three options for the City as it considers how to move forward with administering its GLP: 
 

• Option 1 – Continue the Good Land Program 
o The City may choose to continue administering the GLP into the future with small changes 

to bring the program back into alignment with the State’s updated requirements. This can 
result in slightly higher revenues if the City reduces the discount rate offered to GLP 
participants. However, the increased time and costs spent on administering the GLP will 
continue. 

 
• Option 2 – Discontinue the Good Land Program and consider a more proactive approach to code 

enforcement 
o The City may choose to discontinue the GLP and forgo collecting a disproportionate service 

call fee on rental units. This would result in slightly lower revenues from the rental fees as 
outlined in Table 19, but the substantial administrative costs of administering the GLP 
would be eliminated. It may also benefit the City to consider a more proactive approach to 
code enforcement to impose penalties on rental properties who are repeat offenders of 
code violations. These fees can be reduced or waived based on the property owner’s 
participation in a management plan to correct the code violations moving forward. 

 
 
These two options have been identified as potential courses of action for the City. Other alternatives may 
also be viable options for the City as it considers the most efficient and reasonable way to ensure the 
community maintains a high standard of living. 
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Appendix A – Business License Fee Comparisons 

 
BUSINESS LICENSE FEE COMPARISONS  

Business Class 
Clearfield 

(Maximum) Layton Syracuse West Point Clinton Kaysville 

General Business License       

New $177.30 $120 $100 $110 $152 $80 

Renewal $76.30 $120 $100 $110 $152 $80 
       

Rental Dwelling License       

New $208.86 $40 N/A $110 $207 N/A 

Renewal $76.30 $40 N/A $110 $207 N/A 
       
Temporary or Seasonal 
Merchant License 

      

New - 180 Days $143.42 $40 $125 $285 $76 $100 

Cleaning Deposit $101.49 N/A $300 N/A $150 N/A 

       
Mobile Food Vendor 
License 

      

New - 180 Days $125.99 $35 $100 $35 $152 $80 

Cleaning Deposit $101.49 N/A N/A N/A $150  

       

Solicitor License       

New $222.54 $35 $150 $50 $152 $60 

Renewal $71.57 $35 $150 $50 $152 $60 

Identification Badge $26.70 N/A N/A N/A $10 N/A 

       

Beer License       

New $271.57 $120 
$250 (A) 
$350 (B) $110 

$175 
Single 
Event; 

$250 Off-
Premise; 

$500 On-
Premise 

$75 Off-
Premise 

$200 On- 
Premise 

Renewal $76.30 $120 
$250 (A) 
$350 (B) 

$110 

$175 
Single 
Event; 

$250 Off-
Premise; 

$500 On-
Premise 

$75 Off-
Premise 

$200 On- 
Premise 
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Business Class 
Clearfield 

(Maximum) 
Layton Syracuse West Point Clinton Kaysville 

Sexually Oriented Business 
License/Sexually Oriented 
Business Employee License 

      

New $306.11 $240 $950 $135 
$193 - 

$319 
$500 

Renewal $76.30 $240 $950 $135 
$193 - 

$319 
$500 

       

Firework Stand License       

New $154.07 $40 $125 $110 

$152 + 
$300 

Inspection 
Fee 

$350 

Cleaning Deposit $101.49 N/A $300 N/A $150 N/A 

       

Pawnbroker       

New $154.07 $100 $450 $110 $152 $80 

Renewal $76.30 $100 $450 $110 $152 $80 

       

Massage Therapist       

New $248.44 $120 $100 $110 $152 $80 

Renewal $76.30 $120 $100 $110 $152 $80 

Identification Badge $26.70 N/A N/A N/A $10 $80 
 
 
DISPROPORTIONATE SERVICE FEE COMPARISONS – BUSINESS CLASSES 

Business Class 
Clearfield 
(Max Fee) 

Layton Syracuse 
West 
Point 

Clinton Kaysville 

AUTOMOTIVE $437 $100 

Fire 
Inspection

= $100 

$0 
Fire 

Inspection 
Fee = $59 

 
Police 

Services = 
$27 

 
Building 

Inspection 
Fee = $59 

 
Comm. 
Safety 

Inspection 
= $55 

$0 

BAR $494 $700 $300 $0 

BEAUTY SALON $0 $100 $0 $0 

CONVENIENCE STORE $5,476 $100 $250 $0 

DANCE STUDIO $0 $100 $0 $0 

DAYCARE $752 $100 $0 $0 

ENTERTAINMENT SERVICES $985 $100 $200 $0 

FINANCIAL SERVICES $900 $100 $0 $0 

GENERAL CONTRACTOR $12 $100 $0 $0 

GROCERY STORE $2,701 $100 
$350 (w/ 
Alcohol) 

$0 

GROUP HOME $4,325 $100 $0 $0 

GYM/TRAINING $403 $100 $0 $0 

LODGING 
$89  

per room 
$100 per 
business 

$400 per 
business 

$0 
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Business Class 
Clearfield 
(Max Fee) 

Layton Syracuse 
West 
Point 

Clinton Kaysville 

MANUFACTURING/WAREHOUSE
/DISTRIBUTION 

$170 $100 $250 
$0 

MASSAGE $0 $100 $0 $0 

NON-PROFIT/NO FEE $188 $100 $0 $0 

PAWNBROKERS $2,823 $50 $900 $0 

PERSONAL SERVICES $0 $100 $0 $0 

PROFESSIONAL/BUSINESS 
SERVICES 

$67 $100 $0 
$0 

RESTAURANT $695 $100 
$200 (w/ 
Alcohol) 

$0 

RETAIL $307 $100 $0 $0 

STORAGE UNITS 
$0 

per unit 
$100 $0 

$0 

TOBACCO SHOP $127 $150 $0 $0 

 
 
DISPROPORTIONATE SERVICE FEE COMPARISONS – RENTAL CATEGORIES 

Rental Categories 
Clearfield 
(Max Fee) 

Layton Syracuse 
West 
Point 

Clinton Kaysville 

Single Family $64  $3 N/A $15 N/A N/A 

Duplex $0 $3 N/A $15 N/A N/A 

Tri/Quad Plex $37 $3 N/A $15 N/A N/A 

Multi-Housing $21 $3 N/A $15 N/A N/A 

Mobile Home $56 $3 N/A $15 N/A N/A 
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Appendix B– Good Landlord Discount in Other Communities 

 
GOOD LANDLORD PROGRAM DISPROPORTIONATE FEE DISCOUNT IN OTHER CITIES  

 Current Fee GLP Discounted Rate Discount 

Salt Lake City $342.00 $20.00 94% 

Ogden City $83.00 $8.00 90% 

City of West Jordan $171.00 $21.00 88% 

South Salt Lake $151.00 $30.00 80% 

Midvale City $33.00 $7.00 79% 

City of Taylorsville $70.00 $15.00 79% 

South Ogden City $40.00 $10.00 75% 

North Salt Lake $115.00 $29.00 75% 

Roy City $33.00 $8.50 74% 

Centerfield City $27.00 $10.00 63% 
*Note: Like Clearfield, many cities have multiple categories for rental units. This table reflects the Good Landlord Program discount 
for multi-unit rentals with 3+ units. 
 
 
 
 
 
 
 
 
 
 
 
 



TO: Mayor Shepherd and City Council Members

FROM: Brad McIlrath, Senior Planner 

MEETING DATE: Tuesday, March 19th, 2024

SUBJECT: Discussion on MDA 2024-0204, an amendment to the Master 
Development Plan of the Clearfield Station Master Development 
Agreement by David Abraham with Architectural Nexus on behalf of Utah 
Transit Authority and Clearfield Station Partners, LLC.  Location: Approx. 
1250 South State Street (TINs: 12-066-0138, 12-882-0001, 12-882-0004, 
and 12-882-0005). Project Area: Approx. 56 Acres. 

RECOMMENDED ACTION

Staff recommends that the Mayor and City Council review the proposed amendments to the Master 
Development Plan of the Clearfield Station Master Development Agreement as forwarded by the 
Planning Commission.

PLANNING COMMISSION RECOMMENDATION

On March 6th, 2024, the Planning Commission forwarded a recommendation of approval for the 
proposed amendments, including additional language to further clarify the measurement of the 
setback standard addressed on page 54 of the MDP.

PROJECT SUMMARY

BACKGROUND & ANALYISIS

Project Information
Project Name Clearfield Station Master Development Plan Amendments
Site Location 1250 S. State (SWC of State Street and 1000 East)
Tax ID Number 12-066-0138, 12-882-0001, 12-882-0004, 12-882-0005

Applicant David Abraham, Architectural Nexus on behalf of 
Clearfield Station Partners, LLC

Owner Utah Transit Authority (UTA)

Proposed Actions Approval for amendments to the MDP of Clearfield Station 
MDA

Current Zoning M-U (Mixed-Use)
Land Use Classification Mixed-Use
Gross Site Area Approx. 56 acres (all remaining UTA owned property)
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The M-U (Mixed-Use) Zone requires the execution of a master development agreement and plan 
which function as the development regulations for the area identified in the agreement. The M-U Zone 
was written specifically for the purposes of guiding mixed-use transit-oriented development for the 
properties adjacent to the Clearfield Frontrunner Station. The Clearfield Station Master Development 
Agreement was executed between Clearfield City, Utah Transit Authority (UTA), and Clearfield Station 
Partners, LLC in August 2021. As part of the Master Development Agreement (MDA) there is a Master 
Development Plan (MDP) that functions as the zoning and development regulations for the Clearfield 
Station site owned by UTA. Therefore, any amendments to the MDP as an exhibit of the MDA, require 
a public approval process with a public hearing and recommendation by the Planning Commission to 
the City Council.

Since approval of the MDA and MDP the City, along with the development partners, have been 
working to finalize plans, and complete land use approvals.  The first project within the Clearfield 
Station site is for future properties identified in the MDP as Mixed-Use Residential (MUR) C & D. The 
development team has submitted a site plan application that is scheduled to be reviewed by the 
Planning Commission on April 3rd, 2024, following the final decision of this amendment by the City 
Council on March 26th, 2024. As part of the planned development for this project the development 
team, their architects, and City Staff were able to identify necessary amendments to provide more 
clarity and flexibility for the Clearfield Station site. An analysis of the proposed amendments is 
provided in the following sections below.

Ground Level & Icon Signage
As staff reviewed the signage for the proposed MUR C & D buildings, it was discovered that the 
MDP only addressed wall signage that would be located on the ground level. No standards for 
building identification or development signage higher on the building were provided. As such the 
applicant is proposing that the wall sign regulations be amended to specifically be ground level 
wall sign regulations and that additional standards for icon signage be added to allow for signage 
above the ground level of the buildings. The icon signage is identified as signage that is at highly 
visible locations including but not limited to building corners, parapets, or roofs and is limited to 
one per façade. Icon signage is most commonly used for building identification on residential and 
mixed-use developments or can be used for office buildings, commercial buildings, or key tenants 
within an office building. Examples of icon signage and wall signage are included in the MDP draft 
amendments. 

Temporary Signage
Under temporary signage, pre-construction (real estate) signage was not contemplated and the 
sizing of the allowed temporary signage was not consistent with Clearfield City Sign Code 
standards. The development team would like to be able to market future development as well as 
provide construction signage at the site that is visible from State Street. Upon reviewing sign code 
standards for similar signage, the applicant is requesting an increase in the allowed construction 
sign from twelve square feet (12’) to thirty-two square feet (32’). Additionally, the applicant is 
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proposing standards that any office & commercial marketing signs may be placed along State 
Street frontage that does not exceed ninety-six square feet (96’). 

Title 11 sign code standards permit a maximum sign area of sixty-four square feet (64’). Due to 
the size of this development, a sign up to ninety-six square feet (96’) may be appropriate, 
however; staff recommends that only one sign of such size be permitted instead of allowing 
multiple signs of that size. This will help provide the necessary marketing while also discouraging 
the visual clutter that comes with multiple signs of this size. This recommendation was not 
included with the Planning Commission recommendation but could be considered and added by 
the City Council. Currently the proposed amendment would not have a limitation to the number 
of pre-construction or construction signs along State Street.  

Project Pylon & Monument Signage
Similar to the temporary signs, no standards in the MDP were provided to address project pylon 
& monument signage that is typically used for large multi-tenant development projects such as 
office parks, power centers, TODs, or other commercial centers. The applicant reviewed the 
standards provided in the Title 11 and is proposing language in the MDP that these types of signs 
follow standards outlined in Title 11. Those standards permit an on-premise freestanding sign for 
commercial or manufacturing parcels or centers that are ten (10) acres in size or greater. 

Prohibited Signage
The current language in this section is vague and does not properly address the needs of the 
development. To accommodate signs not addressed in the MDP, the applicant proposes that this 
section state that any signage not addressed by the MDP will follow the standards of Title 11 
Chapter 15 of Clearfield City Code for sign regulations. With the title of this section addressing 
prohibited signage, and upon further consideration of the request, Staff recommends that this 
language be modified to state that any signage not addressed in the MDP is prohibited unless 
otherwise addressed in Clearfield City Code. This proposed staff change is reflected on the 
attachments and was part of the Planning Commission recommendation.

Front Setbacks
The MDP has a front setback standard of zero to ten feet (0’-10’) as measured from the right-of-
way line or in other words the front property line. Due to the curvature of Station Boulevard the 
location of MUR Building C exceeds the maximum setback of ten feet (10’). The issues are also 
problematic when designing the building to align with the road curvature, as it significantly 
impedes the interior design and layout of the building. To encourage active use of outdoor space 
in these areas where the setback may exceed the maximum ten foot (10’) standard, the applicant 
is proposing language to measure the setback from the street-side edge of the outdoor hardscape 
area. Additionally, to address situations where public utilities and a public utility easement exists 
behind the street right-of-way, the setback would be measured from the easement when 
present. After further internal staff review and discussion with the Planning Commission, new 
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language has been added to the attachments to most clearly articulate where the setback is to 
be measured when an active outdoor hardscape area is present. Because an active outdoor 
hardscape area is generally an extension of the adjacent use (such as outdoor dining for a cafe, 
outdoor seating for a lobby, or other activities), the added language indicates that the setback 
would be measured from the right-of-way line or public-utility easement line to the street side 
edge of the active outdoor hardscape area.

Street Level Permitted Uses
Under the permitted uses for the Mixed-Use Residential area, “residential amenity spaces” are 
allowed at the street level of a building but not residential uses alone. Comparing this language 
to other sections of the MDP, the terms “residential” and “amenity spaces” need to be separated 
by a comma indicating that residential uses are allowed on the street level as well as amenity 
space. It was always the intent of the MDP to allow for street level residential units within the 
MUR buildings. The applicant is proposing the addition of the comma as shown on the 
attachments. 

CORRESPONDING POLICY PRIORTIES

• Providing Quality Municipal Services
With these amendments, Clearfield City Planning Staff and the development team have 
sought continuous improvement in the use of the MDP with innovative solutions that meet 
city and development needs. 

• Improving Clearfield’s Image, Livability, and Economy
The proposed amendments encourage high quality economic development and addresses the 
physical and local context of the Clearfield Station site. Continued redevelopment and 
investment into Clearfield Station by the city and the development team supports this policy 
priority.

FISCAL IMPACT

None.

ALTERNATIVES

The City Council may deny the requested amendments or make additional changes prior to approval 
of the amendments.

SCHEDULE/TIME CONSTRAINTS

The amendment request is scheduled for a public hearing in the City Council Policy Session on March 
26th, 2024. If the City Council chooses to table this item, it will need to be tabled to a specific future 
date and time. 

LIST OF ATTACHEMENTS
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• Master Development Plan Amendments



48 CLEARFIELD STATION MDP

DESIGN STANDARDS & GUIDELINES04

4.11 SIGNAGE

BUILDING SIGNAGE

C L E A R F I E L D  C O N N E C T E D  -  C L E A R F I E L D  S T A T I O N  A R E A  P L A N  +  D E S I G N  G U I D E L I N E S

Building Signage 

INTENT

To identify the commercial or 
non-commercial uses within the 
building with signage that promotes 
wayfinding, adds interest that fits 
with the architectural character of the 
building, and enhances the pedestrian 
experience.

DESIGN GUIDELINES

• All signs should be scaled 
appropriately to the size of the 
building. 

• Signs shall be constructed of high 
quality and durable materials that 
are consistent with and complement 
the building materials.

• Building identification signage 
should be placed on facades that 
face the primary street(s).

• Signs should be artful and 
creative and work with a building’s 
architecture to add interest.

RESTRICTIONS

Internally illuminated box signs with 
more than 30% of the internal area 
illuminated are not permitted. 

Animated, blinking, or flashing signs 
are not permitted.

ACCEPTABLE SIGN TYPES

The following sign types are acceptable 
for attached building signs:  

2

1

3

4

5

Wall signs  - Wall signs include 
signs that are attached to the face 
of a building wall. They should be 
mounted on the wall facing the 
public realm. 

Window Signs - Window signs 
are painted, placed, or affixed 
in or on the interior of a window, 
and intended to be viewed from 
the outside. Window signs should 
not obscure views into store or 
business.

Projecting Signs + Hanging 
Signs - Projecting signs are 
attached to the building face and 
project out perpendicular to the 
building. Hanging signs are similar 
to projecting signs, except that they 
are suspended from a marquee or 
other overhead canopy. 

Awning Signs - Awning signs are 
signs that are mounted, printed on, 
painted on, or otherwise attached 
to an awning or canopy above a 
business door or window. 

Mural - Sign that is painted onto 
a wall that is visible to the public 
realm. 

1

4

3 3

2

5
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in or on the interior of a window, 
and intended to be viewed from 
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not obscure views into store or 
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signs that are mounted, printed on, 
painted on, or otherwise attached 
to an awning or canopy above a 
business door or window. 

Mural - Sign that is painted onto 
a wall that is visible to the public 
realm. 
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Building Signage 

INTENT

To identify the commercial or 
non-commercial uses within the 
building with signage that promotes 
wayfinding, adds interest that fits 
with the architectural character of the 
building, and enhances the pedestrian 
experience.

DESIGN GUIDELINES

• All signs should be scaled 
appropriately to the size of the 
building. 

• Signs shall be constructed of high 
quality and durable materials that 
are consistent with and complement 
the building materials.

• Building identification signage 
should be placed on facades that 
face the primary street(s).

• Signs should be artful and 
creative and work with a building’s 
architecture to add interest.

RESTRICTIONS

Internally illuminated box signs with 
more than 30% of the internal area 
illuminated are not permitted. 

Animated, blinking, or flashing signs 
are not permitted.

ACCEPTABLE SIGN TYPES

The following sign types are acceptable 
for attached building signs:  
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Wall signs  - Wall signs include 
signs that are attached to the face 
of a building wall. They should be 
mounted on the wall facing the 
public realm. 

Window Signs - Window signs 
are painted, placed, or affixed 
in or on the interior of a window, 
and intended to be viewed from 
the outside. Window signs should 
not obscure views into store or 
business.

Projecting Signs + Hanging 
Signs - Projecting signs are 
attached to the building face and 
project out perpendicular to the 
building. Hanging signs are similar 
to projecting signs, except that they 
are suspended from a marquee or 
other overhead canopy. 

Awning Signs - Awning signs are 
signs that are mounted, printed on, 
painted on, or otherwise attached 
to an awning or canopy above a 
business door or window. 

Mural - Sign that is painted onto 
a wall that is visible to the public 
realm. 
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INTENT

To identify the commercial or 
non-commercial uses within the 
building with signage that promotes 
wayfinding, adds interest that fits 
with the architectural character of the 
building, and enhances the pedestrian 
experience.

DESIGN GUIDELINES

• All signs should be scaled 
appropriately to the size of the 
building. 

• Signs shall be constructed of high 
quality and durable materials that 
are consistent with and complement 
the building materials.

• Building identification signage 
should be placed on facades that 
face the primary street(s).

• Signs should be artful and 
creative and work with a building’s 
architecture to add interest.

RESTRICTIONS

Internally illuminated box signs with 
more than 30% of the internal area 
illuminated are not permitted. 

Animated, blinking, or flashing signs 
are not permitted.

ACCEPTABLE SIGN TYPES

The following sign types are acceptable 
for attached building signs:  
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Wall signs  - Wall signs include 
signs that are attached to the face 
of a building wall. They should be 
mounted on the wall facing the 
public realm. 

Window Signs - Window signs 
are painted, placed, or affixed 
in or on the interior of a window, 
and intended to be viewed from 
the outside. Window signs should 
not obscure views into store or 
business.

Projecting Signs + Hanging 
Signs - Projecting signs are 
attached to the building face and 
project out perpendicular to the 
building. Hanging signs are similar 
to projecting signs, except that they 
are suspended from a marquee or 
other overhead canopy. 

Awning Signs - Awning signs are 
signs that are mounted, printed on, 
painted on, or otherwise attached 
to an awning or canopy above a 
business door or window. 

Mural - Sign that is painted onto 
a wall that is visible to the public 
realm. 
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INTENT

Buildings will utilize various types of signage to indicate 
the commercial or non-commercial use of the spaces.  
Signs will also be utilized to promote easy wayfinding, add 
an extra layer of interest to the building, and enhance the 
pedestrian experience.  

Signs shall be appropriately scaled to the building and 
oriented to the public realm. These signs are to be made of 
durable high-quality materials.
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Building Signage 

INTENT

To identify the commercial or 
non-commercial uses within the 
building with signage that promotes 
wayfinding, adds interest that fits 
with the architectural character of the 
building, and enhances the pedestrian 
experience.

DESIGN GUIDELINES

• All signs should be scaled 
appropriately to the size of the 
building. 

• Signs shall be constructed of high 
quality and durable materials that 
are consistent with and complement 
the building materials.

• Building identification signage 
should be placed on facades that 
face the primary street(s).

• Signs should be artful and 
creative and work with a building’s 
architecture to add interest.

RESTRICTIONS

Internally illuminated box signs with 
more than 30% of the internal area 
illuminated are not permitted. 

Animated, blinking, or flashing signs 
are not permitted.

ACCEPTABLE SIGN TYPES

The following sign types are acceptable 
for attached building signs:  
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Wall signs  - Wall signs include 
signs that are attached to the face 
of a building wall. They should be 
mounted on the wall facing the 
public realm. 

Window Signs - Window signs 
are painted, placed, or affixed 
in or on the interior of a window, 
and intended to be viewed from 
the outside. Window signs should 
not obscure views into store or 
business.

Projecting Signs + Hanging 
Signs - Projecting signs are 
attached to the building face and 
project out perpendicular to the 
building. Hanging signs are similar 
to projecting signs, except that they 
are suspended from a marquee or 
other overhead canopy. 

Awning Signs - Awning signs are 
signs that are mounted, printed on, 
painted on, or otherwise attached 
to an awning or canopy above a 
business door or window. 

Mural - Sign that is painted onto 
a wall that is visible to the public 
realm. 
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INTENT

To identify the commercial or 
non-commercial uses within the 
building with signage that promotes 
wayfinding, adds interest that fits 
with the architectural character of the 
building, and enhances the pedestrian 
experience.

DESIGN GUIDELINES

• All signs should be scaled 
appropriately to the size of the 
building. 

• Signs shall be constructed of high 
quality and durable materials that 
are consistent with and complement 
the building materials.

• Building identification signage 
should be placed on facades that 
face the primary street(s).

• Signs should be artful and 
creative and work with a building’s 
architecture to add interest.

RESTRICTIONS

Internally illuminated box signs with 
more than 30% of the internal area 
illuminated are not permitted. 

Animated, blinking, or flashing signs 
are not permitted.

ACCEPTABLE SIGN TYPES

The following sign types are acceptable 
for attached building signs:  
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Wall signs  - Wall signs include 
signs that are attached to the face 
of a building wall. They should be 
mounted on the wall facing the 
public realm. 

Window Signs - Window signs 
are painted, placed, or affixed 
in or on the interior of a window, 
and intended to be viewed from 
the outside. Window signs should 
not obscure views into store or 
business.

Projecting Signs + Hanging 
Signs - Projecting signs are 
attached to the building face and 
project out perpendicular to the 
building. Hanging signs are similar 
to projecting signs, except that they 
are suspended from a marquee or 
other overhead canopy. 

Awning Signs - Awning signs are 
signs that are mounted, printed on, 
painted on, or otherwise attached 
to an awning or canopy above a 
business door or window. 

Mural - Sign that is painted onto 
a wall that is visible to the public 
realm. 
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RESIDENTIAL SIGNAGE

Sign area at the main public entrance shall not exceed 20 
sq. ft. Secondary public entrances are permitted one sign 
to a max of 5 sq. ft.  

GROUND LEVEL WALL SIGNS
•	 The height shall not be placed higher than the second 

floor window sill.
•	 Signs shall be wall mounted.  

PROJECTING SIGNS
•	 Height shall not exceed 20 feet or project past an 

above windowsill.
•	 4 foot maximum projection and a minimum 9 foot 

clearance above the sidewalk shall be maintained. 

AWNING SIGNS
•	 The area shall not exceed 50% of the vertical face 

area of the awning. 
•	 Maximum letter height is 12 inches. 

ICON SIGNAGE 
Signage at high visibility locations including but not limited 
to building corners, parapets, or roofs. Limited to one per 
facade.

INDIVIDUAL ENTRANCE SIGNAGE 
Sign area for a individual unit at grade shall not exceed two 
square feet.  

NAMEPLATE 
One Nameplate sign is permitted per unit. 

COMMON ENTRANCE SIGNAGE

4

1.	 Wall Sign
2.	 Window Sign
3.	 Awning Sign

4.	 Mural Sign
5.	 Projecting Sign
6.	 Hanging Sign
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CSAP Image

CSAP Image
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PRECEDENTS

GENERAL GUIDELINES

•	 Signs shall not obscure architectural elements or 
impair public safety. 

•	 Sign typeface should be clearly legible. 
•	 Signs shall be designed of high quality materials 

consistent with the overall building architecture and 
character. 

•	 Three dimensional lettering is encouraged. 
•	 Signs should be artful, creative, and expressive.

CSAP Image

7 8

7.	 Icon Sign (Roof)
8.	 Icon Sign (Parapet)
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PROHIBITED SIGNAGE

TEMPORARY SIGNAGENON-RESIDENTIAL SIGNAGE

Any signage not described in this section is subject to will 
follow Clearfield City Code Title 11 Chapter 15 Approval 
regarding sign regulations.

PRE-CONSTRUCTION & CONSTRUCTION

One sign per business under construction is permitted. 
Signs shall not exceed 12 32 sq. ft. in size. Sign must be 
removed within seven days following the completion of the 
contract. For office & commercial marketing - signs may 
also be placed along State Street frontage and may not 
exceed 96 sq. ft. in size. A Construction Leasing Banner 
may be used as follows:

	 •12’ x 30’ hung from building

FOR SALE/LEASE 
One sign is allowed for each street frontage of the subject 
property. The sign shall not be greater than 10 ft. tall, and 
may not extend above the roof line of the building. Sign 
area shall be a maximum of 16 sq. ft. for parcels less 
than 50,000 sq. ft. and no larger than 32 sq. ft. for parcels 
greater than 50,000 sq. ft. A Construction Leasing Banner 
may be used as follows:
	 •12’ x 30’ hung from building
PUBLIC EVENTS 
Signs noticing public events must be promptly removed 
after the event has occurred. 
CROWN SIGNAGE 
Dimensions to be as follows:
 	 • Up to 72” Tall 
	 • LED illumination (front- or back-lit, or halo-lit)
	 • Color
PROJECT PYLON & MONUMENT SIGNAGE 
Follow the guidelines of Clearfield City Code Title 11 
Chapter 15 regarding sign regulations. 

LOCATION

All non-residential buildings including mixed-use, office, 
and commercial land uses.   

WINDOW SIGNS
•	 Permanent or temporary window signs shall not 

exceed 1/2 the area of the window to a maximum of 
20 sq. ft. 

•	 Signs shall be made of durable material and fixed to 
the window.  

WALL SIGNS
•	 The area of wall signs shall not exceed 1 sq. ft. per 

foot of street frontage occupied by the business 
measured along the wall to which the signs are 
attached, or 20 sq. ft. for retail spaces under 30,000 
sq feet. 

•	 The height of any wall sign shall not exceed 10 feet. 

PROJECTING SIGNS
•	 The area of projecting signs shall not exceed 24 sq. ft. 
•	 Projecting signs shall be located no closer than 20 ft. 

apart. 
•	 The height of a projecting sign shall not exceed 30 

ft. or the height of the  wall that is attached or the 
windowsill above. 

•	 A minimum 9 foot clearance above the sidewalk shall 
be maintained. 

•	 Projecting signs shall not extend more than 6 foot 6 
inches into the ROW. 

SIGNS ON AWNINGS

•	 The area of awning shall not exceed the lesser of: 50% 
of the are of the vertical face of the awning, or 200 
sq. ft. 

•	 Maximum letter height is 12 inches. 
•	 Sign may be non-illuminated or indirectly illuminated.  

CABINET & BACKLIT SIGNS
•	 Cabinet and backlit signs shall require a building 

permit from Clearfield City.  

NAMEPLATE
•	 One nameplate sign is permitted per business. 
•	 The area shall not exceed 2 sq. ft. 

MURAL SIGNS

•	 Murals are considered public art, not billboards 
or signs. Murals containing logos, slogans, or 
advertising messages of any kind are considered 
signs and must comply with Wall Sign guidelines. 
Design proposals are to be reviewed and approved by  
Clearfield City at Staff level.  

GUIDELINES

•	 Signs should creatively use two and three dimensional 
form to express the character of the use.

•	 To minimize irreversible damage, all mounting and 
supports should be inserted into mortar joints and not 
into the masonry face. 

•	 Lighted signs shall conceal any junction boxes, lamps, 
tubing, conduits, and raceways. 
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The Mixed Use Residential (MUR) Land Use area blends 
a mix of activating uses into one space that provides for 
the opportunity to have businesses occupy the ground 
floor and residential uses occupy the upper floors. This 
promotes activated ground floors, enhanced amenities, 
and the diversification of land use functions. Utilization 
of this land use regulation promotes a more unique 
urban character, enhanced building entrances and more 
articulated building facades. Buildings shall be placed 
adjacent to the sidewalk with pedestrian entrances 
oriented to the street. See Chapter 4 for design guidelines 
and streetscape standards.

  

Articulation: A vertical facade division of 12” or more 
must be provided at 42’ intervals measured horizontally 
along street face facade offset shall be included at the 
street level floor. 

Doors: A street level door shall be provided no more than 
an average of 50’ on center.   

Human Scale Elements: Balconies, terraces, canopies, 
articulated roofs or the like shall be provided at an 
elevation of 9’ to 14’ above the sidewalk to provide human 
scaled elements. These shall occur at the minimum rate of 
15% of the facade length and may encroach over the public 
walk and shall include awnings, canopies, balconies and 
the like.  These elements shall be placed along building 
facade adjacent to the public street and be consistent with 
architectural materials on the building.

Corner Expression:  Buildings at block corners along 
Primary Streets shall comply with the standards set forth in 
Chapter 4: Building Corners.

Front setbacks: 0 foot minimum and a 10 foot maximum 
as measured from the right-of-way or PUE line where 
occurs.  All portions of the yard not occupied by building, 
driveways, walkways or other similar features must be 
landscaped or include an active outdoor use, such as 
outdoor dining, plazas, courtyards or other similar outdoor 
use. Where space between building and right-of-way line 
is used as an active outdoor use, the building setback is 
determined from the street-side edge of the outdoor use 
hardscape area.

Side setbacks:  None

Orientation:   Buildings must be oriented with an 
entrance or entrances facing toward the street. 

Building Height: Buildings in mixed-use areas must 
be a minimum of 2 stories in height and are limited to a 
maximum of 8 stories.

Building Stepback:  A building stepback of 8’ minimum 
shall be provided at the primary facade of buildings 
exceeding 3 stories and shall occur at level 2, 3 or 4, and 
may be used as balconies, terraces, or articulated roofs.  
In lieu of this, balconies, terraces, canopies, articulated 
roofs or the like shall be provided at an elevation of 9’ to 
14’ above the sidewalk to provide human scaled elements.  
These shall occur at the minimum rate of 33% of the facade 
length and may encroach over the public walk and shall 
include awnings, canopies, balconies, and the like.  They 
shall be placed along building facades adjacent to the 
public street and be consistent with architectural materials 
on the building.

Exterior Materials: In order to establish character, 
quality, and sustainable durability; the ground level exterior 
finishes are to be Premium Finishes as defined below.   
The Premium Finishes will cover at the ground level a 
minimum of forty (40%) percent of the vertical surface 
area (excluding doors, windows, and store front) inclusive 
of the exterior walls, columns, etc. This will occur at all 
such surfaces other than minor building elements (soffits, 
fascia treatments, etc.).  Premium Finishes include: 

•	 Brick Veneer
•	 Decorative Masonry
•	 Cast-in-Place Concrete (Architectural Grade)
•	 Precast Concrete (Architectural Grade)
•	 Metal Panel

Glazing:  Where Retail, Service Related Office, 
Entertainment, Restaurant, General Commercial, or 
Residential Amenity Spaces occur adjacent to public 
street or plaza, a minimum of 60% of the ground floor of 
the affected building facade shall consist of transparent 
surfaces, such as windows or doorways, to promote visual 
interest. 

* See Chapter 4 for more information on Primary Building 
Facade Design. CSAP Image

5.1 MIXED USE RESIDENTIAL LAND USE REGULATIONS 

GENERAL CHARACTER BUILDING PLACEMENT & HEIGHT

PRIMARY BUILDING FACADE DESIGN 

BUILDING CHARACTER

Brad McIlrath, Senior Planner
Stamp



55

LAND USE REGULATIONS 05

Street A

Street B

Street C

Street D

St
re

et 
C

St
re

et 
F

Street E

1450 SOUTH

DEPOT ST STATION

BOULEVARD

Mixed-Use/Residential Development

Mixed Use Residential

A

C

B B

D

Residential: 1.2 stalls minimum per dwelling unit - off 
street parking (1.5 minimum per townhome unit). 

Professional Service Office: A minimum of 4 stalls per 
1000 square foot usable square feet.

Street Parking: On-street parking is required as indicated 
by the typical street sections. 

Access: Parking structure entrances shall not be located 
along Station Boulevard.

Other Commercial Uses (Including Leasing Offices): 
Minimum of 4 stalls per 1000 usable square feet. 

Alternative: Parking ratios for MUR may be adjusted based 
on shared parking standards and a parking analysis prepared 
by a qualified Traffic/Parking Consultant.   

Mid-Block Break:  Attached buildings shall form a 
continuous street wall of no greater than 300 lineal feet 
maximum, with a vehicular or pedestrian pass through 
required for street walls exceeding 300 lineal feet.

Service Areas:  Delivery docks shall be located at the 
backs or sides of buildings. Service areas shall be a 
minimum of 70% screened from pedestrian views.

Waste Collection:  Waste collection areas shall be 
located away from pedestrian areas and access to 
buildings. Trash and recycling receptacles shall be 
enclosed on all sides with a gate for access. Solid waste 
dumpsters shall be enclosed or inside the buildings.

Blank Walls:  Blank walls at street level at Primary 
Facades that face public streets shall not exceed 12 linear 
feet without entries or windows. 

LAND USE PLAN

PERMITTED USES

Street Level:    Retail, Service Related Office, 
Entertainment, Restaurant, General Commercial, 
Residential, Amenity Spaces, and Hotel. A minimum 
building depth of 30 feet is required. 

Upper stories:     Residential, Amenity Spaces, and 
Service Related Office.

LAND USE REQUIREMENTS

REQUIRED PARKING

SPECIAL REQUIREMENTS

Brad McIlrath, Senior Planner
Stamp
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