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CLEARFIELD CITY COUNCIL 

AGENDA AND SUMMARY REPORT 
August 11, 2026 - WORK MEETING 

 
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 MEETING 
 

Discussion on ZTA 2026-0704, a City initiated Zoning Text Amendment to the Downtown Form 
Based Code removing Multi-Family Residential as a permitted building type on Secondary Streets in 

the UC Zone.  
 

Discussion on Changes to the Fiscal Year 2027 Tentative Budget 
 

Discussion on the 200 South Well Pump Replacement 
 

Department Updates 
 

(Any item not fully addressed prior to the Policy Meeting will be addressed in a Work 
Meeting immediately following the Policy Meeting)  

 
**ADJOURN THE CITY COUNCIL WORK MEETING** 

 
 

Posted August 7, 2026. 
  
/s/Nancy R. Dean, 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 – ClearfieldCityUT.gov, 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@clearfieldcityut.gov & 801-525-2714 

 

http://www.clearfield.cityg/


TO: Mayor Shepherd and City Council Members

FROM: Tyson Stoddard, Planner

MEETING DATE: August 11, 2026

SUBJECT: Public Hearing, Discussion, and Possible Action on ZTA 2026-0704, a City Council 
initiated zoning text amendment to the Downtown Form Based Code removing 
Multi-Family Residential as a permitted building type on Secondary Streets in the 
UC Zone. 

RECOMMENDED ACTION

On August 5, 2026, the Planning Commission forwarded a recommendation of approval of the 
zoning text amendment request. 

DESCRIPTION / BACKGROUND

The Clearfield City Council, during a work session, directed Staff to process a zoning text amendment 
to the Downtown Form Based Code (FBC) pertaining to Multi-Family Residential development on 
Secondary Streets within the UC (Urban Core Commerce) Zone. In response to that direction, Staff 
has prepared ZTA 2026-0704 for consideration by the Planning Commission and City Council.
The City Council's direction to initiate the text amendment occurred during a broader discussion 
regarding a Civic and Town Center Plan. As part of this planning effort, City Staff recently issued a 
request for proposal (RFP) from qualified consultants to work with the City, stakeholders, property 
owners, and the public to create a Civic & Town Center Vision and Implementation Plan focused on 
the area surrounding City Hall, including the adjacent Clearfield Town Square property.

The goal of the Civic & Town Center planning effort is to create a long-term vision emphasizing civic 
open space, recreation-based placemaking, community programming, and implementation 
strategies that transform the area into a destination for residents and visitors while supporting 
surrounding commercial and civic development. Clearfield Town Square, located in the UC Zone, is 
specifically identified as a 10-acre redevelopment opportunity and potential catalyst for advancing 
this vision.
While the Civic & Town Center planning process is intended to evaluate long-term land use, 
redevelopment opportunities, and potential regulatory updates, the proposed zoning text 
amendment represents a separate policy action initiated by the City Council for consideration at this 
time. The amendment is intended to preserve opportunities for commercial and mixed-use 
redevelopment and maintain flexibility pending completion of the Civic & Town Center planning 
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effort for Downtown.

PROPOSED ZONING TEXT AMENDMENT AND ANALYSIS

The proposed amendment would remove Multi-Family Residential as a permitted building type on 
Secondary Streets within the UC Zone. The amendment also includes associated revisions necessary 
to implement the proposed policy change within the FBC. A redline version of the amendments is 
included in an attachment to the staff report, and the following summary is provided:

1. Section 2.8 of the FBC provides a description and requirements for the UC Zone. The 
proposed amendment removes Multi-Family Residential as a permitted building type on secondary 
streets.  
2. Section 3.4 of the FBC provides “Use Development Standards” broken into “Development 
Standards by Use Category.” The proposed amendment affects the “Residential and Lodging Uses” 
category, removing the standard that permits Multi-Family building types in the UC Zone.
3. Table 6.2 (1) “Permitted Building Types by Districts” and Table 6.5 (1) “Multi-Family Residential 
Building Type” are proposed to be amended accordingly.

General Plan Analysis
In reviewing any ordinance amendment or rezone, it is important to consult with the current General 
Plan to review the relevant topics or elements of the General Plan, along with the community goals, 
objectives, and strategies to help inform land use decisions. There are community vision objectives 
associated with “Economy and Fiscal Responsibility” that can be evaluated in relation to the request, 
which are listed below.

Economy and Fiscal Responsibility

Clearfield aims to have a robust economy producing a diverse revenue stream for the City, supporting 
livability, community wellbeing, and offering amenities and services that create a vibrant, healthy city.

Objectives & Strategies Staff Analysis

Objective: Continue efforts to transform Downtown 
Clearfield into a vibrant center of activity and 
gathering spaces.  

The proposed amendment represents a policy choice 
regarding the desired balance of residential and non-
residential development within Downtown 
Clearfield. While multi-family residential buildings 
can contribute to downtown activity by increasing 
residents and supporting nearby businesses, the 
proposed amendment seeks to prioritize other 
building types along Secondary Streets within the UC 
Zone such as Mixed-Use buildings that may more 
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directly contribute to active storefronts, gathering 
spaces, and pedestrian-oriented destinations, while 
still allowing residential uses on upper floors. 

Zoning Text Amendment Analysis
Clearfield Land Use Ordinance Section 11-6-3 establishes the following findings the Planning 
Commission shall make to approve Zoning Ordinance Text Amendments.  The findings and staff’s 
evaluation are outlined below.

Review Consideration Staff Analysis

The proposed amendment is in accordance with the 
General Plan and Map; or

The General Plan encourages continual evaluation 
and modifications to adopted ordinances. The 
proposed amendment is supported by objectives and 
strategies related to the “Economy and Fiscal 
Responsibility” section of the General Plan.

Changed conditions make the proposed amendment 
necessary to fulfill the purposes of this Title.

The city is undertaking a Civic and Town Center 
planning effort, with Clearfield Town Square 
identified as a potential redevelopment catalyst 
towards accomplishing the vision for Downtown. 
These conditions have led to an amendment request 
to promote the convenience and general welfare of 
the public. 

Findings and Conclusion
Based on a review of the General Plan, as well as existing and proposed ordinance standards, staff 
concludes the following: 

1. The General Plan encourages the continued evaluation and modification of adopted 
ordinances to ensure that development regulations remain consistent with the City's goals and 
objectives. The proposed amendment may be supported by objectives and strategies contained within 
the "Economy and Fiscal Responsibility" element of the General Plan related to promoting a vibrant 
and sustainable Downtown area.

2. The City is undertaking a Civic and Town Center planning effort, with Clearfield Town Square 
identified as a potential redevelopment catalyst for advancing the City's vision for Downtown. The 
proposed amendment represents a policy consideration regarding the desired mix and location of 
future development within the Downtown area and may support the purposes of Title 11 by refining 
development standards to achieve the intended character and function of the UC Zone.

Public Comment
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A public hearing was held with the Planning Commission on August 5, 2026. Once resident spoke in 
opposition to the request, expressing concern about a reduction is residential housing type options 
on secondary streets in Downtown. 

CORRESPONDING POLICY PRIORITIES

• Improving Clearfield's Image, Livability, and Economy

The amendment can be supportive of Clearfield's efforts to transform Downtown Clearfield into a 
vibrant center of activity and gathering spaces. 

HEDGEHOG SCORE

Not considered

FISCAL IMPACT

Not considered

ALTERNATIVES

The City Council, following public comment, may choose to approve, deny, or table the zoning text 
amendment request. 

SCHEDULE / TIME CONSTRAINTS

There are no specific time constraints relative to the request. 

LIST OF ATTACHMENTS

• UC Zone Exhibit
• Proposed UC Zone Building Type Amendment



 



 



203.0 Uses

3.4 Use Development Standards
The uses as permitted with development standards (D), shall meet 
the following requirements

1. Development Standards by Use Category

(1) Residential and Lodging Uses

(a) Townhouses and Multi-Family building types within the TC 
district shall only be allowed on secondary or side streets 
in the TC and UC districts.

(2) Retail Uses

(a) Pawn and secondhand businesses are limited to a 
maximum of 5,000 square feet of retail space in the TR 
zone. This includes pawn and secondhand businesses for 
general merchandise, military surplus, precious metals 
and/or gems dealers/processors.

(b) Motor vehicle sales shall have a 1 acre minimum lot size; a 
permanent on-site office is required. No cars may be 
displayed outside within 10 feet of the primary street right 
of way.

(3) Service Uses

(a) Vehicle Services

(i) Vehicle repair is only allowed as a secondary use to 
vehicle sales.

(ii) Use Limitation. Repair and wash facilities for semi-
trucks, recreational vehicles, boats, and other 
oversized vehicles are not permitted.

(iii) Service Bays. Vehicular service bays, including garages 
and car wash bays, shall not be located on the front 
facade, unless otherwise permitted by the Building 
Type. Service bay doors shall be transparent.

(iv) Outdoor Storage. Disabled or inoperable vehicles and 
those awaiting pick-up may be stored outdoors if:

i. Vehicles are not stored for more than two days.

ii. The storage area is located in the rear yard and 
screened from view of the front lot line and/or 
corner lot line.

ii. The storage area is screened using the Side
& Rear yard buffer outlined in 7.0 Landscape,
regardless of the adjacent land uses.

(v) Outdoor Activities

i. All repairs or washing activities must occur inside
a structure.

ii. Vacuuming activities may occur outdoors,
but must be located in the side or rear yards,
screened from the front lot line.

iii. Temporary outdoor display of seasonal items,
such as windshield wiper fluid or salt, is
permitted during business hours under the
canopy and adjacent to the principal structure.

(vi) Fuel pumps must be in rear or side of building.

(b) Residential Care

(i) The first 40’ of the ground floor shall be used for
administrative and/or shared common spaces, such
as an activity room, dining room, or offices.

(ii) Residential dwelling units shall not be located in the
first 40’ of the ground floor.

(4) Craft Industry Uses

(a) All work shall be performed within an enclosed building.

(b) All outside storage shall be screened from view from
public streets and adjacent properties.

(5) Parking Uses

(a) Corner Lots. A corner lot shall not be used for a parking lot
or structure unless the structure meets the standards of
one of the allowed Building Types (refer to Chapter 6.0).

(b) Adjacent Parking Lots. Two parking facilities (lots or
structures) cannot be located directly adjacent to one
another.

(c) Distance. The parking lot or structure must be within 1,300
feet of the principal entrance to the associated use unless:

(i) At least 75% of the spaces are dedicated for public
use.

(ii) An approved parking agreement is in place (refer to
Chapter 9.0 Parking).

(d) Pedestrian Access. Must be connected to the associated
use by a dedicated, public pedestrian pathway.

(e) Commercial Vehicles. Parking structures for commercial
vehicles are not permitted.

(6) Accessory Uses

(a) Outdoor Storage and Display of Goods. Outdoor storage
areas shall be located in the rear or side yard of the lot.
Display of goods during business hours only, such as
sidewalk displays, are not subject to these standards.

(i) Loose materials shall not be stacked higher than six
feet.

(ii) Loose materials shall at a minimum be stored in a
three-sided shelter and shall be covered.

(iii) Materials shall be set back a minimum of five feet
from any lot line.

(iv) All outdoor storage areas shall be screened from
view of adjacent parcels and vehicular rights-of-way
using the landscape buffer, refer to 7.0 Landscape
Requirements for Side and Rear Buffer.

(v) Accessory storage that is not considered “display” 
includes storage containers. Such storage requires a
minimum 6’ visual barrier.

Tyson Stoddard
Cross-Out
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6.0 Building Types

6.1.  Purpose
1. Intent

The standards are intended to outline the required building types 
and standards for new construction within the Downtown Clearfield 
Districts defined in Chapter 2.0. 

6.2. General Requirements
All Building Types must meet the following requirements.

(1) Zoning Districts. Each Zoning District shall only contain the
Building Types permitted. Refer to Table 6.2 (1) Permitted
Building Types by Districts.

(2) Uses. Each Building Type can house a variety of uses depending
on the district in which it is located. Refer to 3.0 Uses for uses
permitted per district. Some Building Types have additional
limitations on permitted uses.

(3) No Other Building Types. All new buildings constructed must
meet the requirements of one of the Building Types permitted
within the zoning district in which the lot is located.

(4) Permanent Structures. All buildings constructed shall be of
permanent construction without a chassis, hitch, or wheels, or
other features that would make the structure mobile, unless
otherwise noted.

(5) Accessory Structures

(a) Attached accessory structures are considered part of the
principal structure.

(b) Detached accessory structures are permitted per each
Building Type and shall comply with all setbacks except
the following:

(i) Detached accessory structures are not permitted
in the front yard and shall be located behind the
principal structure in the rear yard or set behind the
principal structure in the side yard.

(ii) Detached accessory structures shall not exceed the
height of the principal structure.

(6) Residential Amenities. All multi-family and mixed-use buildings
containing residential units must provide a mix of amenities to
ensure quality development and livability for tenants. Refer to
Section 6.13.8.

Table 6.2 (1) Permitted Building Types by Districts

Districts
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Mixed-Use/Core 
Commercial

P P P P

Multi-Family 
Residential

P1 P

Office P P P P P

Civic P P P P P

Commercial P P

Townhouse P P P

Garden Court P

P = Permitted

Footnotes:
1  Only permitted as part of a master development and/or permitted 
on secondary streets in the Urban Core (UC) District.

Tyson Stoddard
Cross-Out

Tyson Stoddard
Cross-Out



 



TO: Mayor Shepherd and City Council Members

FROM: Eric Howes, Community Services Director

MEETING DATE: August 11, 2026

SUBJECT: 200 South Well Pump Replacement

RECOMMENDED ACTION

Review the proposed options and provide staff with direction regarding the desired approach for 
pump replacement.

DESCRIPTION / BACKGROUND

The submersible pump in the 200 South well failed earlier this year.  This pump is the second 
submersible pump that has been installed in this well in the past 4-5 years.  Staff had investigated 
the possibility of replacing the submersible pump with a surface mounted pump that would be 
significantly more expensive, yet easier to maintain and replace.  There is currently only one 
company in this region that works on and provides commercial pumps and well equipment. 

When staff requested quotes on both a submersible pump and a surface mounted pump, the 
vendor provided us with a lengthy explanation as to why the submersible pump would be a better 
option.  However, they did not provide a quote for either option at that time.  Just last week staff 
received the quote for a submersible pump for $19,230.00 including all materials and 
installation.   The quote does not include the cost of having Rocky Mountain Power de-energize the 
powerlines that cross over the well site.  We still have not received anything regarding a surface 
mounted pump, and they seem unwilling to quote that option.  We have also reached out to several 
other companies that sell well pumps and equipment, but they do not sell commercial equipment.

Assuming we want the put this well back into service, I would recommend that we move forward 
with the submersible pump that Nickerson has recommended and that we also purchase a second 
pump that we can keep on the shelf so that when and if one fails in the future, there is not such a 
long delay before we can replace the failed pump.
When we put the well back into service years ago, we were quoted a price for the replacement of 
the surface mounted pump that was more than $120,000.  The option for the submersibles would 
allow us to replace the submersible pumps approximately six times.  At the current rate of 
replacement, $120k would last us between 10-12 years to make up the cost of one surface mounted 
pump.  At today’s prices (if we could get them) that is likely closer to 14-16 years.
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With all these things considered, staff recommends moving forward with the submersible pump and 
purchasing one extra pump so that there is a spare ready to go.  The total cost for based on the 
attached quote (and an estimated $5,000-6,000 for Rocky Mountain Power to de-energize the 
power lines we would need approximately $33,000.
This is currently not included in the FY27 budget, so we would need to find additional or alternative 
funding to make it work.  The options are as follows:

1. Additional funding from fund balance (would reduce the cash on hand by .5 days).
2. Cancel other capital projects and reappropriate funding.
3. Not replace the pump.
 

CORRESPONDING POLICY PRIORITIES

• Improving Clearfield's Image, Livability, and Economy

Mabey Pond is a valued amenity in Clearfield City that is located adjacent to a proposed 
redevelopment project.

HEDGEHOG SCORE

N/A

FISCAL IMPACT

$33,000 from fund balance or reappropriated from other projects. Not replacing the pump is a no 
cost option.

ALTERNATIVES

Replace the pump
Funding Option 1:  Fund balance (would reduce cash on hand by .5 days).
Funding Option 2:  Would reappropriate funds from other planned capital projects

Not replance the pump.

SCHEDULE / TIME CONSTRAINTS

The sooner that we replace the pump, the sooner the pond can begin to be refilled.
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LIST OF ATTACHMENTS

• Pump Replacement Quote



Date: 7/30/26
Estimate# KTP073026

   801-973-8888 Job #:

*Estimate good for 10 days*
Customer: CLEARFIELD CITY
Attention: JACKIE WARDLE
Pages: 3
Phone: 
Email: JACKIE.WARDLE@CLEARFIELDCITYUT.GOV

QTY ITEM UNIT PRICE LINE TOTAL
1.00 7,545.00$            7,545.00$              

1.00 3,694.00$            3,694.00$              

1.00 1,051.00$            1,051.00$              

1.00 6,940.00$            6,940.00$              

Freight: Not Included
Sales Tax: Not Included

Total 19,230.00$            

PUMP ASSEMBLY WITH 40HP FRANKLIN

be added to your invoice. A 3% processing fee will
any applicable taxes. These charges will

INSTALLING THE PUMP.
THE POWER LINES DEENERGIZED PRIOR TO 

NICKERSON TO INSTALL NEW PUMP, 

NICKERSON IS NOT RESPONSIBLE TO HAVE 

MOTOR, CABLE, AND CHECK VALVE

SANDFIGHTER MOTOR

500' ROLL OF 4/0 SUBMERSIBLE PUMP CABLE

Sales Estimate

Important Notes: 

DESCRIPTION
NATIONAL MODEL# S6HC-9STG SUBMERSIBLE

DUE DATE
Net 30 Days

PAYMENT TERMSSHIPPING TERMS

Unless specifically indicated below, price does not include shipping, 
sales tax, installation, discharge piping, electrical controls or 
wiring. Please read, sign and return Terms and Conditions of 
Sales.                                                                                   

NICKERSON COMPANY, INC

FLOMATIC 4" CHECK VALVE

Phone: (801) 973-8888  -  Fax: 801-973-8267
2301 West Indiana Avenue   Salt Lake City, UT 84104

Thank you for your business!

leadtimes are subject to change without notice.
Due to current economic conditions, pricing and

Please note: Pricing does not include

Quote prepared by:  Kyle Polatis
be added to all Credit Card orders over $2,000.00






	CALL TO ORDER:
	6:00 P.M. WORK MEETING
	Discussion on ZTA 2026-0704, a City initiated Zoning Text Amendment to the Downtown Form Based...
	Discussion on Changes to the Fiscal Year 2027 Tentative Budget

	Discussion on the 200 South Well Pump Replacement

	Department Updates

	**ADJOURN THE CITY COUNCIL WORK MEETING**
	Public Hearing, Discussion, and Possible Action on ZTA 2026-0704, a City Council_20260806181646239
	Staff Report
	Estimate KTP073026



