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MEETING AGENDA OF THE  
CLEARFIELD CITY PLANNING COMMISSION 

 
Notice is hereby given that the Clearfield City Planning Commission will hold a regularly scheduled meeting at 
7:00 P.M., Wednesday, June 19th, 2019, on the 3rd floor in the City Council Chambers of the Clearfield City 
Municipal Building, located at 55 S. State Street, Clearfield, UT 84015.   
 
WORK SESSION – 6:30 PM – Executive Conference Room 
Review agenda items to address questions. 
 
CALL TO ORDER - PLEDGE OF ALLEGIANCE 
 
APPROVAL OF MINUTES: April 3, 2019 Regular Meeting 
            April 17, 2019 Work Session and Regular Meeting 
            May 8, 2019 Work Session and Regular Meeting  
 
PLANNING COMMISSION CHAIR STATEMENT 

 
DECISION ITEMS  
 
Non-Public Hearings 

1. Discussion and Possible Action on CUP 1905-007, a conditional use permit request by Brad Carter with 
NovaSource Sunwest, LLC to construct a Valvoline Instant Oil Change center at the subject property. 
Location: 856 West Antelope Drive (TIN: 12-667-0024). Parcel Area: 0.41 Acres. Zone: C-2 (Commercial). 
Planner: Brad McIlrath (Administrative Matter). 

 
DISCUSSION ITEMS 

2. Staff Discussion 
a) Permitted Building Materials 
b) Accessory Building Materials (Chapter 11-13-38) 

3. Planning Commissioners’ Minute  
4. Staff Communications 
 

**PLANNING COMMISSION MEETING ADJOURNED** 
Dated this 10th day of June, 2019    
                                 
/s/Brad McIlrath, Senior Planner    

 
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 accommodations for City sponsored public meetings, service programs, or events, should call 
the Customer Service Center at 801-525-2701, giving the City a 48 hour notice. 
 
The Work Session meeting is a public meeting; however, public comments are only received in the formal Planning Commission meeting.  The Planning 
Commission Public Meeting is a public forum where the Planning Commission receives comment from applicants, the public, applicable agencies and 
County staff regarding land use applications and other items on the Commission’s agenda. In addition, it is where the Planning Commission takes action 
on these items. Action may be taken which may include: approval, approval with conditions, denial, continuance or recommendation to other bodies as 
applicable. 

http://www.clearfieldcity.org/


 

    
 

 

 

Planning Commission 
 STAFF REPORT 

 

AGENDA ITEM 

#1 

   
TO:    Clearfield City Planning Commission 
 
FROM:   Brad McIlrath, Senior Planner 
   brad.mcilrath@clearfieldcity.org  

(801) 525-2784 
 
MEETING DATE: Wednesday, June 19th, 2019 
 

SUBJECT:  Discussion and Possible Action on CUP 1905-007, a conditional use permit 
request by Brad Carter with NovaSource Sunwest, LLC to construct a Valvoline 
Instant Oil Change center at the subject property. Location: 856 West Antelope 
Drive (TIN: 12-667-0024). Parcel Area: 0.41 Acres. Zone: C-2 (Commercial). 
Planner: Brad McIlrath (Administrative Matter). 

RECOMMENDATION 

Staff recommends that the Planning Commission approve as conditioned, CUP 1905-0007, a conditional 
use permit request by Brad Carter with NovaSource Sunwest, LLC to construct a Valvoline Instant Oil 
Change center at the property addressed 856 West Antelope Drive (TIN: 12-667-0024).  This 
recommendation is based on the discussion and findings in the Staff Report. 
 
PROJECT SUMMARY 

 
 
 
 
 
 
 
 

Project Information 

Project Name Valvoline Instant Oil Change 
Site Location 856 West Antelope Drive 
Tax ID Number 12-667-0024 
Applicant  Brad Carter, NovaSource Sunwest, LLC  

Owner NovaSource Holdings, LLC (70%)  
Tod B & Denise H Jones – Trustees (30%) 

Proposed Actions Conditional Use Permit Approval 
Current Zoning C-2 (Commercial) 
Land Use Classification Commercial 
Gross Site 0.41 Acres 

mailto:brad.mcilrath@clearfieldcity.org
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BACKGROUND 

Brad Carter with NovaSource Sunwest, LLC is seeking conditional use permit approval to construct a 
3,360 square foot Valvoline Instant Oil Change center at this location.  This center will include two drive-
thru service bays, an underground pit area for the bays, and an office/lobby area.  The site design 
includes sufficient distance for the motor vehicle stacking for each bay.  The entrance of the bays is 
located on the north side of the building with multiple points of access by way of cross access 
easements.   
 
 
 

Surrounding Properties and Uses: Current Zoning District General Plan  
Land Use Classification 

North Automobile Repair C-2 (Commercial) Commercial 

East Fast Food Restaurant C-2 (Commercial) Commercial 

South     Fast Food Restaurant C-2 (Commercial) Commercial 

West Fast Food Retaruant n/a (Syracuse City) n/a (Syracuse City) 

Aerial Image & Zoning 

C-2 

R-3 

Subject Property 
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Site Access and Parking (Chapters 11-14 & 11-18) 
Chapter 11-14 “Off Street Parking and Loading” and 11-18 “Design Standards” outline the development 
standards for site access and parking for properties located in the C-2 Zone.  Based upon the nature of 
this type of use, very little parking spaces are needed for customers.  Clearfield City code does not 
include a parking standard for this type of use.  Based upon standards identified by the American 
Planning Association in the Planning Advisory Service report 510 “Parking Standards” staff determines 
that the ten (10) parking spaces provided for this use is sufficient.  The ADA parking space will need to 
be revised to include an eight foot (8’) wide access aisle to comply with federal standards.     
 
As required by chapter 11-18, the site will need to be designed to provide a pedestrian access from the 
public sidewalk along Antelope Drive.  As outlined in that chapter, this pedestrian access will need to be 
a minimum of five feet (5’) wide and be constructed of a different material than the parking lot as to be 
more identifiable.  The proposed site plan includes a five foot (5’) wide pedestrian access to the sidewalk 
with striping for the walkway across the parking lot.  The walkway across the parking lot will need to be 
constructed of a different material then the parking lot as listed above.     
 
Site Landscaping and Open Space (Sections 11-11B-12A, 11-13-23, 11-14-5F, & 11-18-4D) 
The C-2 Zone requires that a minimum of 10% of the total lot or parcel area be provided as landscaped 
open space.  Based upon the submitted site plan 4,992 square feet or 23% of the site is provided with 
landscaping.  As required by Section 11-13-23, landscape areas must include one (1) tree for every 500 
square feet and one (1) shrub for every 300 square feet of landscaped area.  Based upon these 
standards the site is required to include ten (10) trees and seventeen (17) shrubs.  The proposed 
landscape plan provides nine (9) trees and forty one (41) shrubs. The landscape plan will need to be 
revised to include one (1) additional tree.   All trees and shrubs that are planted must meet the planting 
standards outlined in Section 11-13-23 of the Land Use Ordinance.   
 
Section 11-14-5F outlines standards for parking lot landscaping.  When single row of parking is provided, 
there must be at least one (1) island for every twelve (12) spaces and must include one deciduous tree. 
This site includes a landscape island on the east end of the property.  This island will need to be provided 
with one (1) deciduous tree as required by code and must include additional shrubbery and ground 
cover.  As required by this code section, parking areas that abut a front yard or road frontage landscape 
area are required to be screened with a landscape hedge not less than three feet (3’) in height.  The 
plant materials in this area must be evergreen species, have a minimum size of five (5) gallons and 
spaced no farther than five feet (5’) apart on center. The hedge must be set back a minimum of three 
feet (3’) and a maximum of six feet (6’) from the perimeter of any parking space.   
 
In accordance with landscaping standards outlined in Chapter 18 (Design Standards), “drought resistant 
shrubs and trees are encouraged wherever possible in conjunction with efficient low water use irrigation 
systems.”  As a guide to determine if this landscape design is utilizing drought tolerant or resistant 
plants, staff recommends that the applicant refer to the list found at www.waterwiseplants.utah.gov 
and replace the proposed materials with those found on that list.               
   
Dumpster Enclosures (Sections 11-11B-12B & 11-18-4C 2) 
The proposed site plans shows a dumpster enclosure located at the north end of the property.  To 
comply with ordinance standards, the enclosure shall be screened so the dumpsters cannot be seen by 
the public right-of-way.  The enclosures must be constructed out of materials that match the building 
material or approved masonry enclosure.   
 

http://www.waterwiseplants.utah.gov/
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Building Design and Materials (Chapters 11-11B & 18) 
Chapters 11-11B “Commercial Zone C-2” and 18 “Design Standards,” outline all of the site and building 
design standards required for new development or major changes to a site within the City.  As required 
by the C-2 Zone, the building must include brick, stucco, rock, or vinyl siding.  Any building elevation 
facing a street right of way must have at least two (2) of the following: brick, stucco, stone, or rock.  The 
proposed building materials include the use of a stone veneer along all elevations and predominantly 
along the front façade.  The street elevation will need to be revised to include one additional material 
listed above.  The building also includes the use of hardie plank lap siding and a metal awning over the 
front entrance.  All of the materials that are proposed are of high quality and should be allowed.  Staff 
recommends that the project be approved as proposed with the needed additions to the front 
elevation.   
 
As required by chapter 18, the building provides articulation and treatment for the entrances to indicate 
the transition from the exterior to interior of the building. The development addresses pedestrian 
scaling, amenities, landscape design, and architecture features required by code.  The architecture 
provides façade articulation, roofline, and vertical and horizontal variations which add to the visual 
appeal and design for this area.   
 
PUBLIC COMMENT 

A public notice was placed on the property on June 7th, 2019. No public comments have been received 
to date.   

CITY DEPARTMENT / AGENCY REVIEW 

The plans were sent to the North Davis Sewer District, North Davis Fire District, City Engineer, and 
related Public Works staff on May 31, 2019.  Comments have been provided by the North Davis Fire 
District. The review letter from the North Davis Fire District is attached to this report. Comments from 
the Staff Engineer will be provided to the applicant upon receipt by the Senior Planner. Comments 
provided by these representatives are included as conditions of approval at the end of this report.  

GENERAL STANDARDS 

Conditional Use Permit Review 
Clearfield Land Use Ordinance Section 11-4-3 establishes the general standards and determination the 
Planning Commission shall make to approve Conditional Use Permits.  The findings and staff’s evaluation 
are outlined below:  
 

  General Standard Staff Analysis 

DETERMINATION: A Conditional Use Permit shall be approved if conditions are proposed, or can be 
imposed, to mitigate the reasonably anticipated detrimental effects of the proposed use in 
accordance with the standards set forth [in the Land Use Code].  If the reasonably anticipated 
detrimental impacts or effects of the proposed conditional use cannot be substantially mitigated or 
eliminated by the proposal or the imposition of conditions to achieve compliance with the standards 
set forth [in the Land Use Code], the Conditional Use Permit may be denied. 

1)  

Equivalent to Permitted Use: Any 
detrimental impacts or effects from 
the proposed use on any of the 
following shall not exceed those which 
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could reasonably be expected to arise 
from a use that is permitted in the 
zone: 

a. The health, safety, and welfare 
of the City and its present and 
future inhabitants and 
businesses; 

b. The prosperity of the City and 
its present and future 
inhabitants and businesses; 

c. The peace and good order, 
comfort, convenience and 
aesthetics of the City and its 
present and future inhabitants 
and businesses; 

d. The tax base; 
e. Economy in governmental 

expenditures; 
f. The State’s agricultural and 

other industries; 
g. The urban and nonurban 

development; 
h. Access to sunlight for solar 

energy devices; or 
i. Property values. 

 
The applicant is responsible to address any detrimental 
impacts of the development.  With conditions to 
address site design, landscaping, and circulation, the 
proposed use will be equivalent to a permitted use.   

2)  

Impact Burden: Any cost of mitigating 
or eliminating detrimental impacts or 
effects in excess of those which could 
be reasonably expected to arise from 
a permitted use shall become a charge 
against the development so as not to 
constitute a burden on the 
municipality, surrounding neighbors, 
or adjacent land uses. 

The development will be required to comply with 
ordinance standards as outlined in this report and 
associated agency/department review 
letters/comments. The burden to meet all the 
conditions will be on the applicant.   

3)  

Conform to the Objectives of the 
General Plan:  The proposed 
conditional use shall not limit the 
effectiveness of land use controls, 
imperil the success of the General Plan 
for the community, promote blight or 
injure property values. 

The proposed use does not limit the effectiveness of 
land use controls or the success of the General Plan.  
With conditions, the proposed use is not anticipated to 
promote blight or injure property values, but will 
contribute to the area. Conditions of approval are 
proposed to mitigate impacts of the proposed use and 
promote property investment and improvement.   

  
 
CONDITIONS OF APPROVAL  

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

1) The project shall comply with all applicable development standards of the C-2 Zone.  
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2) A landscape and irrigation plan shall be submitted and must meeting the minimum landscape 
standards of the C-2 Zone and Clearfield City which includes, but is not limited to the 
following:   

a. One additional deciduous tree shall be added to the landscape island at the east end of 
the front row of parking island.  Shrubbery shall be added to the island as required by 
code.    

b. The front landscaping area between Antelope Drive and the parking area shall be 
modified to include a planting hedge to screen the parking area as required by 
ordinance.   

3) The dumpster enclosure shall be constructed of the same material that matches the building 
or an approved masonry.   

4) The access aisle for the ADA parking space shall be increased to eight feet (8’) wide to meet 
federal standards.   

5) The pedestrian path across the parking lot shall be constructed of a separate material then 
the parking as required by ordinance.  

6) The front building façade materials shall be revised to comply with the approved materials 
outlined in the C-2 zone.   

7) The project shall comply with all applicable fire code standards and obtain North Davis Fire 
District approval prior to the issuance of final Land Use Approval.    

8) The project shall comply with engineering standards / requirements and obtain approval prior 
to the issuance of final Land Use approval.   

9) The applicant shall obtain a building permit for all site work prior to the commencement of 
said work.   

10) The applicant shall obtain a Clearfield City Business License prior to the commencement of 
business operations at this site.     

ATTACHMENTS 

1. Site Plan 
2. Utility Plan 
3. Grading & Drainage Plan 
4. Erosion Control Plan 
5. Architectural Site Plan 
6. Landscape Plan 
7. NDFD Review Letter dated 12 June 2019 
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NOTE:
POTHOLE TO IDENTIFY ANY CONFLICTS BEFORE ANY PIPE
INSTALLATION. CONTACT ENGINEER IF ANY CONFLICTS ARE
IDENTIFIED.

NOTE:
PRIOR TO FABRICATION OR CONSTRUCTION, BEGIN AT THE
LOW END OF ALL GRAVITY UTILITY LINES AND VERIFY THE
INVERT ELEVATION OF THE POINT OF CONNECTION AND
NOTIFY ENGINEER IF THIS POINT IS HIGHER THAN SHOWN ON
THE PLANS FOR A REDESIGN.

BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

CALL BEFORE YOU DIG.
IT'S FREE & IT'S THE LAW.

811

NORTH

CUP.01

UTILITY

PLAN

4

CONSTRUCTION KEY NOTES REFERENCE
NO. DESCRIPTION DETAIL

1 3/4" TYPE K COPPER WATER SERVICE LINE

2 3/4" WATER METER  & VAULT PER APWA #522 5/CDT.01

3 3/4" POLY WATER SERVICE LINE

4 4" PVC SDR-35 SEWER LATERAL 2/CDT.03

6 5' SSMH PER xx STDS.

EX. COMMUNICATION LINE

EX. UNDERGROUND POWER LINE

EX. TRANSFORMER BOX
(PROTECT)

EX. LIGHT POLE
(REMOVE)

EX. GAS LINE

EX. LIGHT POLE
(PROTECT)

EX. LIGHT POLE
(REMOVE)

EX. WATER LINE

EX. SEWER LINE

EX. TRANSFORMER BOX

EX. FIRE HYDRANT

EX. WATER METER

EX. STORM DRAIN LINE
(REMOVE)

EX. STORM DRAIN LINE

1

2

3

7 GREASE TRAP

4

6

7

8

8 SEWER CLEAN OUT

SSMH
RIM=4332.36

FFE = 4333.14

IE = 4329.14

NOTE A:
12" OF VERTICAL SEPARATION BETWEEN WATER AND STORM
PIPES ARE REQUIRED. LOOP WATER LINE IF IN CONFLICT.

B

1 inch =     ft.
( IN FEET )

GRAPHIC SCALE

020 20 40

20

10

105.8'

STORM IE = 4333.44
SEWER IE = 4328.86

SAWCUT PER UDOT
STD

SAWCUT

SAWCUT
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61 L.F. @ 0.30% SLOPE

6" Ø HDPE SD PIPE
33 L.F. @ 0.48% SLOPE

1
9
0
5
1
1
2
_
S

I
T
E

D
E

S
C

R
I
P

T
I
O

N
D

A
T

E
N

o
.

C
L
E

A
R

F
I
E

L
D

,
 
U

T
A

H

9
1
3
8
 
S

O
U

T
H

 
S

T
A

T
E

 
S

T
R

E
E

T
 
S

U
I
T

E
 
#
1
0
0

 
S

A
N

D
Y

,
 
U

T
A

H
 
8
4
0
7
0
 
 
(
8
0
1
)
 
5
4
2
-
7
1
9
2

w
w

w
.
b
e
n
c
h
m

a
r
k
c
i
v
i
l
.
c
o
m

 

B
E

N
C

H
M

A
R

K

E
N

G
I
N

E
E

R
I
N

G
 
&

L
A

N
D

 
S

U
R

V
E

Y
I
N

G

D
R

A
W

N
 
B

Y

C
H

E
C

K
E

D
 
B

Y

F
I
E

L
D

 
C

R
E

W

D
A

T
E

D
W

G
.
 
F

I
L
E

0
5

�
2

0
�
2

0
1

9

S
U

R
V

E
Y

L
D

M

M
N

J

PROJECT NO.

1905112

S
C

A
L
E

 
M

E
A

S
U

R
E

S
 
1
-
I
N

C
H

 
O

N
 
F

U
L
L
 
S

I
Z

E
 
S

H
E

E
T

S

A
D

J
U

S
T

 
A

C
C

O
R

D
I
N

G
L
Y

 
F

O
R

 
R

E
D

U
C

E
D

 
S

I
Z

E
 
S

H
E

E
T

S

0
1

0.
5

OF 10

8
5
6
 
W

E
S

T
 
A

N
T

E
L
O

P
E

 
D

R
I
V

E

V
A

L
V

O
L

I
N

E
 
I
N

S
T

A
N

T
 
O

I
L

 
C

H
A

N
G

E

BENCHMARK:
THE "X" CHISELED IN THE SIDEWALK MARKING THE
SOUTHEAST CORNER OF LOT 24
ELEVATION =4334.54  (USING VRS GPS ELEVATION)
DATUM - NAVD88

GRADING AND DRAINAGE KEY NOTES REFERENCE
NO. DESCRIPTION DETAIL

SURVEY CONTROL NOTE:
THE CONTRACTOR OR SURVEYOR PERFORMING THE CONSTRUCTION
SURVEYING SHALL BE RESPONSIBLE TO PROVIDE CONSTRUCTION LAYOUT
PER THE APPROVED PLANS ONLY.  THE SURVEYOR SHALL ALSO BE
RESPONSIBLE FOR VERIFYING HORIZONTAL CONTROL FROM THE SURVEY
MONUMENTS AND FOR VERIFYING ANY ADDITIONAL CONTROL POINTS
SHOWN ON THE SURVEY OR IMPROVEMENTS PLANS OR ON ELECTRONIC
DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND SURVEYING.
THE SURVEYOR SHALL ALSO USE THE BENCHMARKS AS SHOWN ON THE
PLAN, AND VERIFY THEM AGAINST NO LESS THAN THREE EXISTING HARD
IMPROVEMENT ELEVATIONS INCLUDED ON THESE PLANS OR ON
ELECTRONIC DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND
SURVEYING.  IF ANY DISCREPANCIES ARE ENCOUNTERED, THE SURVEYOR
SHALL IMMEDIATELY NOTIFY THE ENGINEER AND RESOLVE THE
DISCREPANCIES BEFORE PROCEEDING WITH ANY CONSTRUCTION
SURVEYING.  IT IS ALSO THE RESPONSIBILITY OF THE SURVEYOR TO VERIFY
ANY ELECTRONIC DATA WITH THE APPROVED STAMPED AND SIGNED
PLANS AND NOTIFY THE ENGINEER WITH ANY DISCREPANCIES.

NOTE:
POTHOLE TO IDENTIFY ANY CONFLICTS BEFORE ANY PIPE
INSTALLATION. CONTACT ENGINEER IF ANY CONFLICTS ARE
IDENTIFIED.

NOTE:
PRIOR TO FABRICATION OR CONSTRUCTION, BEGIN AT THE
LOW END OF ALL GRAVITY UTILITY LINES AND VERIFY THE
INVERT ELEVATION OF THE POINT OF CONNECTION AND
NOTIFY ENGINEER IF THIS POINT IS HIGHER THAN SHOWN ON
THE PLANS FOR A REDESIGN.

BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

CALL BEFORE YOU DIG.
IT'S FREE & IT'S THE LAW.

811

NORTH

CGD.01

GRADING &

DRAINAGE

PLAN

5

NOTE:
SAWCUT WIDTH, LOCATIONS AND TIE-IN ELEVATIONS IN
EXISTING HARDSCAPE ARE APPROXIMATE, CONTRACTOR TO
FIELD VERIFY LOCATION AND EXTENT OF SAWCUTTING
PRIOR TO CONSTRUCTION. NOTIFY CIVIL ENGINEER IF
REVISIONS ARE REQUIRED. SEE NOTE 58 ON CGN.01 FOR
FURTHER DETAIL.

1 GRADE SITE TO ELEVATIONS SHOWN ON PLAN

2 12" DIAMETER HDPE ADS N-12 STORM DRAIN LINE

3 STORM DRAIN INLET BOX X/CDT.0X

4 4'X4' CATCH BASIN X/CDT.0X

5 SNOUT X/CDT.0X

1 inch =     ft.
( IN FEET )

GRAPHIC SCALE

020 20 40

20

10

NEW HD R-TANK
SYSTEM VOLUME =1,409 CF

BTTM OF TANK = 4330.82
INLET I.E. =4330.82

6 ORIFICE 1.7" X/CDT.0X

4 65
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Z: 4333.925

P: 17
N: 5162.972

E: 5804.407

Z: 4332.945

P: 18
N: 5257.672

E: 5835.021

Z: 4334.229

P: 19
N: 5058.900

E: 5760.357

Z: 4334.172100
0.000
prop cor

101
0.000

prop cor

102
0.000
prop cor

103
0.000

prop cor
104

4334.540
prop cor

105
0.000

prop cor

1001
4333.743

TBC

1002
4333.196

FL

1003
4333.203

LIP

1004
4333.282

LIP
1005
4333.285

FL
1006
4333.774

TBC

1007
4333.717

TBC

1008
4333.693

TBC

1009
4333.683

TBC

1010
4333.692

TBC

1011
4333.147

FL
1012
4333.258

FL
1013
4333.234

FL

1014
4333.227

LIP
1015
4333.240

LIP

1016
4333.463

LIP

1017
4333.678

LIP1018
4333.550

LIP
1019
4333.785

LIP
1020
4334.302

TBC
1021
4334.141

TBC

1022
4333.657

FL

1023
4333.664

FL

1024
4334.142

TBC

1025
4333.976

TBC

1026
4333.933

TBC

1027
4333.419

FL
1028
4333.535

FL

1029
4333.242

EOC

1030
4333.458

EOC

1031
4333.314

FL

1032
4333.751

TBC

1033
4333.833

TBC

1034
4333.909

TBC
1035
4333.607

FL
1036
4333.398

FL
1037
4333.306

FL

SDCB
RIM=4333.63
IE(12")=4330.68

1039
4333.187

EOC

1040
4333.239

EOC
1041
4333.299

EOC

1042
4333.390

EOC

1043
4332.354

TBC

1044
4331.841

FL

1045
4332.926

NG

1046
4333.057

NG

1047
4333.131

NG
1048
4333.044

NG

1049
4333.702

WALL
1050
4333.838

WALL

1051
4333.848

WALL

1052
4333.798

WALL
1053
4333.412

TOC1054
4333.381

TOC

1055
4333.394

TOC

1056
4333.321

TOC

1057
4333.282

LIP
1058
4333.246

FL
1059
4333.643

TBC

1060
4333.581

TBC

1061
4333.622

TBC

1062
4333.636

TBC

1063
4333.130

FL
1064
4333.178

FL
1065
4333.146

FL

1066
4333.150

LIP

1067
4333.270

LIP
1068
4333.078

LIP
1069
4333.000

FL
1070
4333.415

TBC
1071
4333.178

NG

1072
4332.481

TBC BF
1073
4332.052

FL BF

1074
4332.091

LG BF

1075
4331.900

LG
1076
4331.834

FL

1077
4332.265

TBC

1078
4331.807

IE /4IN

1079
4332.621

ICV

1080
4332.430

TBC
1081
4332.005

FL

1082
4332.025

LG

1083
4332.576

/TRAFFIC SIGNAL BOX1084
4332.559

TBC
1085
4332.086

FL

1086
4332.135

LG

1087
4332.690

ICV

1088
4332.697

TBC
1089
4332.241

FL

1090
4332.300

LG

1091
4332.656

ICV

1092
4332.736

ICV

1093
4332.903

TBC EOC BF1094
4332.617

FL1095
4332.425

LG
1096
4332.447

LG EF

1097
4332.388

FL EF
1098
4332.819

TBC EF

1099
4333.002

EOC

1100
4332.930

EOC EF

1101
4332.357

TOP BF1102
4332.238

TOP
1103
4332.694

TOP1104
4332.933

TOP

1105
4332.946

TOP

1106
4332.854

TOP

1107
4332.378

TOP

1108
4332.324

TOP

1109
4332.356

TOP1110
4332.288

TOP CLS
1111
4331.018

IE /8IN HDPE
1112
4329.846

TOE1113
4329.837

TOE1114
4329.919

TOE

1115
4329.947

TOE

1116
4329.790

TOE

1117
4329.697

TOE
1118
4329.488

NG1119
4329.630

NG

S
D

S
D

S
D

S
D

S
D

S
D

S
D

S
D

S
D

S
D

S
D

S
D

SD
SD

SD

S
D

SD SD SD SD SD SD SD SD SD SD SD SD SD SD SD SD SD SDSDSDSDSDSDSDSD

SD

SD

SD

SD

SD

SD

SD SD SD SD

SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS SS

SS

SS

SS

SS

SS

SD

^

^

^

^

W

S

W W W W W W W W W W W W W W W W W W W W W W W W W W W W W W W

WWW

COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM

C
O

M
M

C
O

M
M

C
O

M
M

C
O

M
M

C
O

M
M

C
O

M
M

C
O

M
M

C
O

M
M

C
O

M
M

C
O

M
M

COMM

COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM

C
O

M
M

C
O

M
M

C
O

M
M

C
O

M
M

COMM
COMM

COMM COMM COMM COMM COMM COMM COMM COMM
COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM COMM

TP

TTTTTT

S

S

GASGASGASGASGASGASGASGASGAS

G
A

S
G

A
S

G
A

S
G

A
S

G
A

S
G

A
S

G
A

S
G

A
S

G
A

S
G

A
S

G
A

S
G

A
S

G
A

S
G

A
S

G
A

S

GAS

G
A

S
G

A
S

G
A

S
G

A
S

G
A

S
G

A
S

G
A

S
G

A
S

G
A

S
G

A
S

GAS

GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS GAS

FOUND NAIL & WASHER
(EVERGREEN ENG.)
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BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

CALL BEFORE YOU DIG.
IT'S FREE & IT'S THE LAW.

811

NORTH

CEP.01

EROSION

CONTROL

PLAN

6

NOTE: CONTRACTOR SHALL INSTALL EROSION CONTROLS (SILT FENCES,
STRAW BALES, ETC) AS REQUIRED BY REGULATORY AGENCIES. SAID
CONTROLS SHALL BE INSTALLED IN ACCORDANCE WITH AGENCY
STANDARDS AND FOLLOWING BEST MANAGEMENT PRACTICES FOR
ACTUAL PLACEMENT ON SITE. STRAW BALES SHOWN ON THESE DRAWINGS
ARE INTENDED AS A MINIMUM REQUIREMENT. ADDITIONAL CONTROLS
REQUESTED BY AGENCY INSPECTORS SHALL BE REQUIRED. DUST
CONTROL SHALL BE PROVIDED AT ALL TIMES, AT THE CONTRACTOR'S
EXPENSE, TO MINIMIZE ANY DUST NUISANCE AND SHALL BE IN
ACCORDANCE WITH THE REQUIREMENTS OF THE CITY.

SWPPP KEY NOTES REFERENCE

NO. DESCRIPTION DETAIL
1 CONCRETE WASTE MANAGEMENT 1/CEP.02

2 SEDIMENT BARRIER 2/CEP.02

3 MATERIALS STORAGE 3/CEP.02

4 PORTABLE TOILETS 4/CEP.02

5 SILT FENCE 6/CEP.02

PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN
OR  REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION
DRAWINGS.

6 TEMPORARY CONSTRUCTION ENTRANCE 7/CEP.02

1 inch =     ft.
( IN FEET )

GRAPHIC SCALE
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TO: Brad McIlrath/ Clearfield City Planner 
 Brad Carter / Applicant  
 Ron Witzel / Contractor 
 
FROM: John Taylor / Fire Marshal 
 
RE: Valvoline Oil Change  
 
 
DATE:     June 12, 2019 
I have reviewed the site plan submitted for the above referenced project.  The Fire Prevention 
Division of this Fire District has the following comments/concerns. 

 
 

1. The minimum fire flow requirement is 1500 gallons per minute for 60 consecutive minutes for 
residential one and two family dwellings.  Fire flow requirements may be increased for 
residential one and two family dwellings with a building footprint equal to or greater than 3,600 
square feet or for buildings other than one and two family dwellings.  Provide documentation 
that the fire flow has been confirmed through the Clearfield City water dept.  

2. Application for plan review has not been received to our office, along with the corresponding 
fee. I sent Ron Witzel an application on June 3, 2019 and he responded that he had received it 
and would get it filled out, submitted and the fees paid.  

 
 
These plans have been reviewed for Fire District requirements only.  Other departments must review 
these plans and will have their requirements.  This review by the Fire District must not be construed as 
final approval from  Clearfield City. 

 
 

 

       From the Desk of 
        Deputy Chief John Taylor 
        North Davis Fire District 

            381 North 3150 West 
              Office: (801) 525-2850 

        Fax: (801) 525-6935 
            Email: jtaylor@nofires.org 



 

 

TO:   Clearfield City Planning Commission 

FROM:   Brad McIlrath, Senior Planner 

MEETING DATE: Wednesday, June 19, 2019  

SUBJECT: Discussion on Multi-Family Residential and Commercial Building materials for new 
development in Clearfield City.  

DESCRIPTION / BACKGROUND  
 
The Clearfield City Land Use Ordinance (Title 11) establishes the zones of the City along with the 
development standards for buildings and uses in each zone.  Due to recent concerns over the types of 
permitted building materials that are allowed for new development and those that are not allowed, 
staff provides this information for the discussion and consideration by the Planning Commission.   This 
discussion does not include the standards for materials in the Form-Based Code area, as that 
discussion will be provided as part of the update at a later date.  The purpose of this discussion is to 
identify the current permitted materials for non-FBC zones in the City and determine if code 
amendments are necessary to encourage high quality design and creativity for new development in 
Clearfield.  
 
SPECIFIC BUIDING MATERIALS BY ZONE 

The following sections provide a review of the required building materials for each zone.   

Agricultural Zones (A-1 & A-2) 

Exterior Building Materials: 

1. Permitted exterior building materials for main buildings shall be brick, stucco, stone, rock, or 
vinyl siding. 

2. Vinyl siding shall not be permitted on the front elevation of a main building. (Ord. 2009-24, 
11-24-2009) 

3. Reserved. (Ord. 2017-06, 4-25-2017) 

4. The front elevation and any side elevation facing a street or right-of-way shall include at least 
two (2) of the following: brick, stucco, stone, or rock. 

 

 



 

2 
 

Single-Family Residential Zones (R-1-9, R-1-8, R-1-6, R-1-Open) 

Exterior Building Materials: 

1. Permitted exterior building materials for main buildings shall be brick, stucco, stone, rock, or 
vinyl siding. 

2. Vinyl siding shall not be permitted on the front elevation of a main building. (Ord. 2009-26, 
11-24-2009) 

3. Detached garages and carports shall be finished to match the exterior of the main building. 
(Ord. 2017-06, 4-25-2017) 

4. The front elevation and any side elevation facing a street or right-of-way shall include at least 
two (2) of the following: brick, stucco, stone, or rock. 

Multi-Family Residential Zones (R-2 & R-3) 

Exterior Building Materials: 

1. Permitted exterior building materials for single-family and two-family dwelling units shall be 
brick, stucco, stone, rock, or vinyl siding. Vinyl siding shall not be a permitted exterior building 
material for multiple-family dwellings. 

2. Vinyl siding shall not be permitted on the front elevation of a main building. 

3. Accessory buildings shall be built with a finished, all weather exterior material. Detached 
garages and carports shall be finished to match the exterior of the main building. 

4. Any building elevation facing a street or right of way shall include at least two (2) of the 
following: brick, stucco, stone, or rock. 

Commercial Zones (C-1 & C-2) 

Exterior Building Materials: 

1. Permitted exterior building materials for main buildings shall be brick, stucco, stone, rock, or 
vinyl siding. 

2. Vinyl siding shall not be permitted on the front elevation of a main building. 

3. Accessory buildings shall be built with a finished, all weather exterior material. Detached 
garages and carports shall be finished to match the exterior of the main building. 

4. Any building elevation facing a street or right of way shall include at least two (2) of the 
following: brick, stucco, stone, or rock. 
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Public Facilities Zone (P-F) 

Exterior Building Materials: 

1. Permitted exterior building materials for main buildings shall be brick, stucco, stone, rock, or 
vinyl siding. 

2. Vinyl siding shall not be permitted on the front elevation of a main building. 

3. Accessory buildings shall be built with a finished, all weather exterior material. Detached 
garages and carports shall be finished to match the exterior of the main building. 

4. Any building elevation facing a street or right of way shall include at least two (2) of the 
following: brick, stucco, stone, or rock. 

Manufacturing Zone (M-1) 

Exterior Building Materials: 

1. Permitted exterior building materials for main buildings shall be brick, stucco, stone, rock, or 
vinyl siding. Exposed tilt-up finished concrete and metal may also be used as a primary material 
on buildings located in the M-1 manufacturing zone, provided there is incorporation of and 
significant variation in materials along the base and near the entrances of the building. 

2. Vinyl siding shall not be permitted on the front elevation of a main building. 

3. Accessory buildings shall be built with a finished, all weather exterior material. 

4. Any building elevation facing a street or right of way shall include at least two (2) of the 
following: brick, stucco, stone, or rock. 

BROADER BUILDING MATERIALS BY ZONE 

Commercial Residential (C-R), Downtown Redevelopment (D-R), Buffer Zone (B-1) 

G. Design Standards: All new site development or construction in the C-R commercial residential zone 
shall incorporate the appropriate design standards described in chapter 18 of this title. (Ord. 2009-38, 
11-24-2009) 

G. Design Standards: All new site development or construction in the D-R downtown redevelopment 
zone shall incorporate the appropriate design standards described in chapter 18 of this title. (Ord. 
2010-11, 6-22-2010) 

G. Design Standards: All new site development or construction in the B-1 buffer zone shall incorporate 
the appropriate design standards described in chapter 18 of this title. 

https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=18
https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=18
https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=18
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Mixed-Use Zone (MU) 

All design elements of a project in the Mixed-Use Zone are based upon the approval of a Master 
Development Plan.   

BUILDING DESIGN STANDARDS – CHAPTER 18 

Chapter 18 “Design Standards” provides development standards that are applicable to all new 
development within Clearfield City.  The building design standards section of that chapter have been 
provided for review below.  

A. Context: All building designs shall consider surrounding or nearby buildings and 
developments and implement design solutions which are sensitive to those nearby buildings 
and developments. The review of this requirement shall be based on the following: 

1. The buildings contribute positively to the overall character of the city and the neighborhood 
in which it is located; 

2. The buildings reflect the character of surrounding development through the use of similar 
positive and desirable features; 

3. The buildings demonstrate imaginative design; and 

4. Where proposed building designs closely copy or mirror surrounding development, the 
buildings vary colors, materials, or architectural elements. 

B. Entrances: All building entrances shall be clearly articulated to indicate a transition from the 
exterior to the interior of the building. Every main entrance shall have a special emphasis 
when compared to the other portions of the building. This shall be accomplished through 
the use of at least three (3) of the following near entrances: 

1. A prominent architectural feature that is unique to the overall building design; 

2. Complementary yet differing building materials or colors; 

3. Increased use of windows or glass; 

4. Pedestrian amenities that may include patios, porches, special paving treatments, seating 
areas, or awnings; or 
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5. Increased landscaping. 

C. Facade Articulation: Buildings designed with completely flat facades and monotone color 
schemes shall not be permitted. All buildings shall demonstrate articulation of all facades. 

1. Horizontal or vertical facade variations shall occur at least every thirty feet (30') or along a 
minimum of sixty percent (60%) of the horizontal length of buildings with facades one hundred 
feet (100') or greater. This shall be accomplished by using methods such as: 

a. Variation in the surface plane that may include pop outs, bays, and recesses; 

b. Variation in the surface pattern such as arches, banding, and paneling; or 

c. Distinguished treatment of windows, doors, and eaves that may include molding or framing. 

2. Buildings with facades one hundred feet (100') or greater in total length shall have at least 
one significant facade variation from the primary wall plane whose depth is at least five percent 
(5%) of the total facade length and whose width is at least twenty percent (20%) of the total 
facade length. There shall be no uninterrupted facades one hundred feet (100') or greater in 
length. 

D. Height and Roofline: All buildings shall demonstrate an appropriate roof height that is 
compatible with the building's location, and vary rooflines in order to add architectural 
interest and avoid the appearance or sense of monotonous roofline expanses. All buildings 
shall: 

1. Demonstrate appropriate roof height for the location based on zoning regulations and the 
height of buildings within the immediate area; 

2. Provide roofline and parapet variations where there are long, continuous, and undisturbed 
rooflines fifty feet (50') or greater; 

3. Use similar materials and colors on the back of false fronts, parapets, cornices, or other parts 
of the building which extend beyond the roofline or main building so that the building appears 
cohesive from all views; and 

4. Provide for screening of mechanical equipment and systems that need to be mounted on the 
roof. Any minimal portion of these pieces of equipment that may not be fully shielded shall be 
painted a color which is compatible with the roofing or parapet materials. 
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E. Massing: Buildings shall have a composition which clearly relates to surrounding buildings, as 
well as to the overall scale of the built environment in nearby residential or commercial 
neighborhoods. Proper massing reduces the impact of the massive bulk created by large 
buildings that may not otherwise relate in scale to surrounding development. Vertical 
articulation, horizontal articulation, and multi-planed roof and awning designs should be 
used to mitigate the impact that may occur on surrounding development and the overall 
landscape. 

F. Materials: High quality, long lasting materials shall be required for all buildings in order to 
contribute to the aesthetics of the community over the long term. Permanence in design 
and construction will add to the overall value and sustainability of the community. 

1. A minimum of three (3) colors per elevation shall be required. 

2. Color utilization should be sensitive to existing development within the vicinity and the 
natural landscape in which the project is situated. 

3. All projects shall submit a sample board containing actual samples of all exterior surface 
materials, including roofing materials, in all the colors that will be used. No photos shall be 
permitted. 

G. Pedestrian Considerations: All buildings shall consider pedestrians as an integral part of the 
design. Additionally, buildings that contain more than one story or that are taller than 
twenty feet (20') in height shall provide a clearly articulated and more detailed base that 
relates to pedestrians. 

H. Windows: The majority of windows shall relate to the scale of the person. 

1. Windows should be at eye level when possible and provide for transparency into the 
building. 

2. Where buildings are adjacent to pedestrian walkways, transparent windows shall be used to 
relate the scale of the building and the building's interior to pedestrians. Where transparent 
windows may not be desirable, tinted windows, false windows, or glass block shall be used. 

3. Window awnings are an effective way to add detail and variation to a building, emphasize 
pedestrian scale windows, and create an exciting and inviting environment. When placing 
awnings: 
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a. Quality materials shall be used which are durable and are able to withstand extremes in the 
weather; 

b. Colors should be complementary to the color of the building on which the awning is located; 
and 

c. Styles should be compatible with the architectural features and overall architecture of the 
building on which the awning is located. 

I. Architectural Details: Surface details, ornaments, and other building elements that enrich the 
character of a building shall be provided. Attention to detail, including all building and 
architectural design elements shall be required. The following architectural details are 
desirable and encouraged: 

1. Stonework; 

2. Exposed beams and columns; 

3. Cornices, moldings, bands, pop outs, decorative vents, cast or sculpted features; 

4. Covered walkways, breezeways, bays, and balconies; 

5. Courtyards and patios; 

6. Wide roof overhangs; and 

7. Accessories such as art features, benches, pots, lamps, artwork, and sculptures. 

J. Building Additions: All additions to existing buildings shall incorporate the predominant 
architectural features, materials, and colors of the existing building. (Ord. 2010-04, 1-26-
2010) 
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STAFF CONCLUSION / RECOMMENDATION 

Based upon a review of the materials that are allowed currently in the code and have been allowed 
with other developments throughout Clearfield City, staff concludes that these materials are not an 
extensive list of the only materials that can be used for new developments.  Rather, these materials 
shall be used, but other materials may also be used.   

Staff recommends the following: 

1. This list of materials in the code not be the only approved materials.  

2. The term vinyl siding be removed so at to allow a larger variety of siding.   

3. Vinyl siding continue to be limited to the sides of buildings and not allowed for multi-family 
buildings.  

4. Vinyl siding be prohibited for the commercial zones (C-1 & C-2).  

LIST OF ATTACHMENTS 

1. Siding Examples 

 
 



FIBER CEMENT SIDING 

 

  
 
 
 
 
 



WOOD LAP SIDING 

  

  
 

METAL PANALING  

 



 
 

 
 
 
 
 
 
 
 
 



VINYL SIDING  

 

 



 

 

TO:   Clearfield City Planning Commission 

FROM:   Brad McIlrath, Senior Planner 

MEETING DATE: Wednesday, June 19, 2019  

SUBJECT: Discussion on Accessory Building Materials – Section 11-13-38  

DESCRIPTION / BACKGROUND  
 
In 2017 Clearfield City adopted amendments to development standards for accessory buildings. The 
major changes included the size and location of accessory structures based on property size.  One 
standard that has remained consistent prior to the amendments is the requirement that accessory 
buildings and structures are required to match the materials of the main or principal building.  In 
Section 38 of the Supplementary Regulations chapter, the standard reads as follows: 
 

E. Accessory buildings and structures shall be built with a finished, all weather exterior material 
and shall be finished to match the exterior of the principal building. (Emphasis added) 

 
This section of code also clarifies that accessory buildings or structures 120 square feet or less do not 
need to meet design standards; therefore, they are not required to match the principal building (i.e. 
small sheds would be exempt).  
 
Additional Standards by Zone 
In all of the single family zoning districts, “Detached garages and carports shall be finished to match 
the exterior of the main building.”  In the multi-family and commercial zones (R-2, R-3, C-1, & C-2), 
“Accessory buildings shall be built with a finished, all weather exterior material. Detached garages and 
carports shall be finished to match the exterior of the main building.”  
 
Based upon a need to provide clear guidance to residents and property owners in the City, staff is 
seeking clarification from the Planning Commission regarding these standards.  Additionally, if 
additional language or standards are needed to provide a more clear direction for the community, the 
Planning Commission is encouraged to provide direction to staff about what types of changes are 
necessary to provide that clarity.    
 
EXACT MATCH 

The following examples are of detached garages or accessory structures in Clearfield City that match 
the house very closely if not identically.  This provides the most uniform look, but can be costly and 
may be difficult for many residents to afford.   
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MATCH WITH COLOR 

The following examples are of detached garages or accessory structures in Clearfield City that match 
the principal building with color, but not with material.  There is a clear difference between the 
principal and accessory buildings and not as much uniformity in design.  This can be more affordable 
to residents in Clearfield and may be appropriate based upon the desire to provide this type of use for 
properties in the City.   
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INCONSISTENCY WITH PRINCIPAL BUILDING 

The following examples are of detached garages or accessory structures in Clearfield City that do not 
match the principal building in any way.  Based upon adopted standards this is something that the City 
is trying to avoid and discourage throughout all areas of the City.   
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METAL GARAGES & CARPORTS 

Many residents inquire about the use of metal carports or garages on their property as an accessory 
structure.  Most residents that inquire of about the use of these buildings are willing to paint them to 
match the principal building.   Staff is seeking Planning Commission feedback on whether these types 
of structures could be allowed in the City if they match the paint color of the principal building or if 
they should be allowed in any way.   
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STAFF FINDINGS & RECOMMENDATION 

Staff has identified that the majority of accessory structures in Clearfield are built with permanent 
materials and appear to include foundations.  The majority of detached garages and large accessory 
buildings are located on properties with smaller homes that were not built with an attached garage 
and match the exact materials that are used on the principal building.  Accessory structures that are 
not constructed of the exact same materials but are painted in matching color are less common, and 
appear more on agriculturally zoned properties that do not include these design standards.  The same 
goes for metal garages and carports being found mostly on agriculturally zoned properties.   

Based upon this analysis, Staff recommends that clarity be provided regarding the term “match” and 
whether it should be an exact match, or match in color design.   
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