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Background/History

O

Clearfield City Code requires approval of a Master Developoment Plan ("MDP") for
the properties to be rezoned, as well as the approval of a Master Development

Agreement (“MDA”).

The City and the property owner (UTA) worked together on the creation of a
Station Area Plan in order to facilitate the request to have approximately 56 acres
rezoned to MU (Mixed-Use) from their previous designations.

Station Area Plan was completed in February 2019, along with the requested
rezone to MU for the approximate 56 acres, owned by UTA.

Starting in May 2019 through July 2019, City Staff and UTA worked on the RFPQ
and completed the required selection process for the development partner.

Staff, UTA and the development team have been working through and discussing
the project approach, objectives and requirements for submittal. The applicant
followed the procedures outlined in Article 11-11F and submitted both an MDP
and MDA on September 30, 2020 for review by the Commission and Council.



Proposed Timeline

echesciay-October 2 Plenning-Cormmiss N
hearingfor MDA /MDP

0 Tuesday, October 27%: City Council Work Session for the MDA/MDP
0 Tuesday, November 37 : City Council Work Session for MDA/MDP (as needed).

0 Wednesday, November 4 : UTA Board Work Session meeting to
discuss MIDA/MDP

0 Tuesday, November 107" : City Council Policy Session and public hearing
for the MDA/MDP

0 Wednesday, November 117 : UTA Board meeting for final approval of
the MDA/MDP




Project Site/Boundary

2.2 EXISTING LAND USE
& OWNERSHIP

The Clearfield Station property is currently owned by the
UTA with a development partnership between Stack Real
Estate and Hamilton Partners, making this development
a public-private venture. The existing parking lots shall
be maintained in place and only be redeveloped per the
Phasing Plan listed in Chapter 6. The UTA will have the
right to maintain current operations as development
occurs.

EXISTING LAND USE LEGEND

- Clearfield Cemetery

. Low Density Residential

. Medium Density Residential
. Medium-High Density Residential
Retail / Commercial

. Agriculture/Low Density Residential

Google Eagth




MDA (Master Development Agreement)

O 1,000 units be permitted for the development of the station.
Apartment buildings and townhouses. Density is intended to be

accommodated in increased height, not a bigger footprint.

0 Development will be focused around the Station Square, including an
‘Anchor Commercial Tenant” and a private open space area.

O Language for phasing has been included to prohibit residential
portions of the project from outpacing commercial portions.

Any amendments to the agreement would follow requirements of
Section 11-11F-9; requiring explicit approval of the Council.




MDA continued...

0 City will perform Construction Step 1: Project Infrastructure
(horizontal improvement),

0 Developer will perform Construction Step 2: Parcel and Lot
Development (vertical improvement).

O State Street at 1000 East will be altered to disallow traffic from
traveling north or south with a barrier and removal of traffic signal.

O New intersections will be established at 1450 South and State Street;
and for the Station Boulevard entrance.

O Developer is required to submit and receive approval of subdivision
plat for station area prior to construction.




MDA continued...

O

O

MDA does not establish the term for the project, but rather states the
MDA will run the length of the project.

Funding from a City issued bond may be utilized to assist with Transit
Critical Infrastructure, as defined in the MDA.

Sets forth various legal and other provisions (e.g. CC&R’s, construction
standards, development processes and permits, default, remedies,
notice, assignability, sale of property, incorporation of the MDP. etc.).

Developer is responsible for all impact fees at a rate to be calculated
upon execution of the MDA.



MDP (Master Development Plan)

O

The MIDP shall be adopted by ordinance...A development agreement
(MDA) between the city and the applicant is required to be approved
by the City Council.

Four office towers within walking distance of the platform consisting
of approximately 450,000 — 600,000 square feet of office space

Retail space, two (2) parking structures to be phased in, along with
trails, public and private recreational opens space amenities

Approximately 67,500 SF of commercial space as well as 14,500 in the
mixed use buildings (commercial overlay).

The developer is pursuing anchor tenants for the “Station Square”
that will act as a center/focal point for the station site



MDA Exhibits
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Responsibility for Project Infrastructure and Funding
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Open Space Plan

Maintenance Responsibility Plan
Road Network Plan

Parking Stages Plan



Exhibit “A” Description of Property
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LEGAL DESCRIPTION:

A PORTION OF THE EAST HALF OF SECTION 12, TOWNSHIF 4 NORTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN,
LOGATED IN CLEARFIELD CITY, UTAH, MORE PARTICULARLY DESCRISED AS FOLLOWS:

BEGINNING AT A POINT ON THE WESTERLY RIGHT-OF-WAY LINE OF STATE STREET (STATE ROUTE 125, SAID POINT
"5400° WEST 44115 FEET FROM THE EAST GUARTER CORNER OF SAID SECTION 12 AND RUNNING
HT-OF-WAY THE FOLLOWING TWG COURSES: (1) SOUTH 36°2205 EAST 40,90 FEET,
£ LINE OF LOT 18-1 GF CLEARFIELD STATION TOD PHASE 1, AS
CORD NO. 3008533 IN BOOK 6724 AT PAGE 152 IN THE OFFICE OF THE DAVIS
ALDNG SAID NORTH LINE, THE FOLLOWING THREE (3) COURSES: (1]
NORTH 703029 WEST 30.13 FEET, (2) SOUTH 65°0739" WEST 68.23 FEET, (3) NORTH 89°53U2° WEST 351,48 FEET TO THE
EAST LINE OF STATION BOULEVARD 1EL0 STATICN TOD PHASE 1; THENCE, ALONG SAID
ATION BOULEVARD THE FOLLOWI MORTH 00°DF58" EAST 8300 FEET. (2) OVERALL
-oaT

H 83°5302° EAST 176.00 FEET, 5) 2444274 S AL
5817 Ac,

LINE ThBLE

olRECTION | LENGTH

THE WEST LINE OF BOX CAR DRIVE AS SHOWN ON SAID CLEARFIZLD STATION TOD PHASE
WEST LINE, THE FOLLOWING NINE (3) COURSES: {1) SOUTH [O'0E'S&" WEST 187.22 FEET, (2} NIOSTAW | 3043
! SEOrIW | 083

NOUGESEE
THENCE ALONG SAID SOUTHERLY LINE, THE FOLLOWING SEVEN
{2) NORTH DO°06'S2" EAST 9.50 FEET, (3) SOUTH 29°SSTZ” EAST 184.74 ST
FEET, D06 EAST 7.0 FEET, (5) SOUTH 63°S3T2" EAST 406,30 FEET, [6) SOUTHEASTERLY 162.21 FEET
ALONG THE ARC OF A 175,50 FOCT RADILES CURVE TO THE RIGHT, THROUGH A CENTRAL ANGLE OF 5257257, (CHORD swEsW
BEARS SOUTH 63°2420° EAST 156.50 FEET), (7) SOUTH 36°S536" EAST 113,18 FEET TO THE WESTERLY LINE OF 1100 EAST shwg 8z
'STREET) THENCE, ALGNG SAID WESTEARLY LINE, SOUTH 00°LS 16" WEST 137,07 FEET, THENCE NORTH B2°4522" WEST. Sersrere for 1=z
586,05 FEET. THENCE SOUTH 52°470E" WEST 425 23 FEET, THENGE SOUTH D0"4453" EAST 158 28 FEET TO THE EASTERLY. [iv—
RIGHT-CF-WAY LINE CF TRACT D30 OF THE UTAH TRANST AUTHORITY COMMUTER RAIL AS DEFICTED ON SHEET 0-22
OF REC WAP SHI0-CC. THENCE, ALONG SAID TRACT 5333 WEST 171842 FEET TOTHE IS
‘SOUTH LINE OF THE NORTHEAST QUARTER OF SAID SECTIOH 12; THENGE, ALDNG SAID SOUTH LINE,
NORTH 63°54'00" WEST S7.78 FEET TO THE AFORESAID EASTERLY RIGHT-OF-ViAY LNE OF TRACT D30 OF THE UTAS e
TRANSIT AUTHORITY COMMUTER RAL: THENCE. ALONG SAID EASTERLY RIGHT-OF-WAY LINE, NORTH 26°58°33" WEST
671,48 FEET, THENCE SOUTH &4"ST37" EAST 183.29 FEET, THENCE NORTH 85°4525° EAST 239.00 FEET, THENCE SBHSIOZE
HORTH DO"LE 17" EAST 52.05 FET, THENGE SOUTH B3'S55 EAST 107505 FEET T THE WESTERLY LINE OF A GUITCLAIM L
D AS ENTRY NO. 2959386 ON APRIL 10. 2015 IN THE OFFICE OF THE DAVIS COUNTY RECORDER: THENCE. HeEEW 208
‘SAID QUITCLAIM DEED, SOUTH 00"[E'S5 WEST 232 - THENCE SOUTH 83" 5648 EAST £7268 FEET TOTHE SITEW . o .0.0.0“
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RADIUS CURVE TO THE RIGHT. THROUGH A CENTRAL ANGLE OF 45°2431", (CHORD BEARS SOUTH 572442"
FEET), (3] NORTH 80°5302° WEST 148,01 FEET. (4) NORTHWESTERLY 59.83 FEET ALONG THE ARC OF A 195.00 FOOT SBTSHTE
RADIUS CURVE TO THE RIGHT. THROUGH A CENTRAL ANGLE OF 1736 34", [CHORD BEARS NORTH E1"0445” WEST S53.70
FEET), (5] NORTH 72"16:2" WEST 50.66 FEET, (6) NORTHWESTERLY 55.93 FEET ALONG THE ARG OF A 15,00 FOOT NS
RADIUS CURVE TO THE LEFT, ANGLE OF 17735734, ORTH 810445 WEST S8.70 NOPOSSHE
FEET), (7] NORTH 69°53/02" WEST 08.81 FEET, (5) NORTHWESTERLY 54.36 FEET ALONG THE ARC OF A 35.00 FOOT RADIUS
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NOTE!

THE PURROSE OF THIS EXHIEI IS TO SHOW THE EXTENTS OF —~
THE COMBINED FARGELS INCLUDED IN TITLE REPORT ISSUSD R
ORDERREFE; f = }_ SOUTHEAST CORNER SECTION 12,
e
\

BY ARTISAN TITLE INSURANCE AGENCY AS RENCE
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THIS IS NOT A BOUNDARY SURVEY AND SHOULD NOT BE USED
AS ONE




Exhibit “B-1" Master Development Plan
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CLEARFIELD STATION

MASTER DEVELOPMENT PLAN




Exhibit “B-2" lllustrative Master Plan

LEGEND

Disclaimer Notes: ) (@) PLAYGROUND & PAVILION
1.This document is conceptual in nature

and development subject to change (@ REGIONAL TRAIL

based on further refinement. CONMECTION
2 Subject to Exhibit H - Parking Stages.

() OPEN SPACE AMENITY

(%) STREET EXTENSION
(OFF-SITE IMPROVEMENTS)

(5) SIGNALIZED INTERSECTION
(&) VEHICLE CANOPY

(@ STORMWATER BASIN
BIOSWALE/RAIN GARDEN

(3 NEW MEDIAN, REMOVE
SIGNALIZATION

(%) TRANSIT PLAZA

(™ ToWN SQUARE

(@ PUBLIC PARK

(3 BUFFERED BIKE LANES
(i COMMERCIAL OVERLAY

CLEARFIELD STATION
EXHIBIT B-2 : ILLUSTRATIVE MASTERPLAN

CLEARFIELD, UTAH  09.22.2020

ARCH | MEXUS




Exhibit “C” Construction Steps

Disclaimer Notes:

1_The development is subject
to various economic factors
influencing sequencing. However,
horizontal infrastructure is intended
to be completed at initial site
development as part of Phase 1.

2 The Master Developer may choose
to substitute Office A, B, C, or D to
be built without requiring additional
agpmval during Phase 2.

3.The Master Developer may choose
to substitute Residential A, B, or
C to be built without requinn
additional approval during Phase 2.

4 Horizontal infrastructure
improvements to include: Streets,
Park Strips, Sidewalks, Water
utilities, Sewer utilities, and
Stormwater pipes/basins.

5.Subject to Exhibit H - Parking Stage.

Legend
[ Step 1 - Horizontal Improvements
[ Step 2 - Vertical Improvements
[N Step 3

* A - Horizontal

* B - Vertical

[""1 Sequence to be Determined

EXHIBIT C

CLEARFIELD STATION
CONSTRUCTION SEQUENCE PLAN

CLEARFIELD, UTAH  08.24.2020

ARCH | NEXUS
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xhibit “D” Impact Fee Costs

Chapter 5
CONSOLIDATED FEE SCHEDULE
(IMPACT FEE EXCERPT)

Development Impact Feas Dac. 13, 2018
Residential:
Singla family {includes sttached and detached):
Park impact fes - singls family $2.339.00
Park impact fee - mulii family 1.441.00
Stormwater per ESL 64.00
Water 254.00
Siewer 613.00
Non-residential:
Stonmwater per ESU (1 ESU = 2,700 square fest of imparvious surface) 64.00
If there is stormwater detention onsite, the fes is reducad if the detention area is:
Paved 20% reduction
Grassad 30 reduction
Sand and oi intercaptor 5P reduction
'Water impact (per water meter size). Waser and sawer impact fees for meters larger than 6 inches will be based on annualized average day demand and the net capital cost per gallon of capacity:
e $ 35200
1°- 11" T05.00
R 1.411.00
z 4517.00
¥ 7.050.00
£ 14,118.00
[
Sawer impact (per water meter size). Wiater and sewer impact fees for maters larger than 8 inches will be based on annualized average day demand and the net capital cost per gallon of capacity:
g 851.00
-1 1.703.00
.2 3.406.00
z 10.900.00
i_ 17,031.00
&
Indapandent fea calculation review $150.00 plus actual cost

Administrative fees for appeals

$75.00

Building Permit And Development Fees

The City may reduce building permit and development fees for public
infrastruciure projects for local governmental entities upon request to
the Community Development Director. Fees charged should, at a
minimum, cover administrative and direct costs incurred as determined
by the Community Development Director

General - building valuation:

$1.00 to $500.00 $23.50

$501.00 to $2,000.00 $23.50 plus $3.05
each additional
$100.00 or fraction
thereof

$2,001.00 to $25,000.00 $569.25 plus 514.00
each additional
$1,000.00 or
fraction thereof
$25,001.00 to $50,000.00 $391.75 plus.
$10.10 each
additional
$1,000.00 or
fraction thersof
$50,001.00 to $100,000.00 $543.75 plus 57.00
each additional
$1,000.00 or
fraction thereof
$100,001.00 to $500,000.00 $993.75 plus $5.60
each additional
$1,000.00 or
fraction thersof
$500,001.00 to $1,000,000.00 $3,233.75 plus
$4.75 each
additional
$1,000.00 or
fraction thereof




Exhibit “E” Infrastructure Responsibility
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Exhibit “F” Utility and Drainage Plan

CONSTRUCTION NOTES
CONNECT WATERLINE TO

EASTHG LKE (~370 IF) 1. INSTALL 187 REINFORCED CONCRETE STORM DRAIN PIPE.
2. INSTALL 107 PVC SANITARY SEWER PIPE.
3. INSTALL 12° QUCTILE IRON CULINARY WATER PIPE
4. CONNECT TO EXISTING STORM DRAN PIPE.
5. INSTALL 24" PNC SANITARY SEWER LINE

LEGEND

STORM DRAIN
SANITARY SEVER
WATER
Gas
ELECTRIC
TELEFHONE
FEER OFTIC
A COUMUNICATIONS
e To EXSTHNG CENTER LME
PROPERTY LINE
CURB & GUTTER
FENCE LNE
WAJR CONTOUR.
UPSIZE EXISTIHG S HINER CONTOLR
WATERLINE W 1000 E TO WATER VALVE

/_n 107 8 12" (=210 IF)
% WATER VETER

FIRE HYDRANT
TE

CROSS

sTue

11,25 BEND.

225° BEND

45 BEND

90° BEND

STORM DRAIN MANHOLE
STORM DRAIN INLET

-
.@ E@ EFSSET-N-T 10}

SANITARY SEWER MANHCLE
SANITARY SEWER CLEANOUT
UEHT POLE
oo ELECTRICAL EQUIPVENT

1 ~ unuTY POLE
Y wRE
slan

x
&

NOTE: DESIGN OF ALL DRY UNUITIES INCLUDING POWER,
MATURAL GaS, AND FIBER ARE TO BE COCRDINATED WiTH
RESPECTVE LTILITY PROVIDER.

0133418

N
§

UFSIZE EXISTING
WATERLINE M 100 £ TO
107 0% 12" (~2100 LF)

v

4133418

P

-

A \ EXISTING STCRW
W '\Eé/‘ BRAN LIE
W

W \: \

—

e

ISCHARGE TC 1450 SOUTH REPLACE ESTING
EASTING 357 STORM DRAIN SANITARF SEWER: LIE
W ~1372 LF 247 PIPE

- UTILITY PLAN T oe e
EXHIBIT-F (10F 2) CLEARFIELD MDP T PSOMAS

Sall Lake Clty, UT 84123
HALF SIZE {12315) 1 ] @on) Z7057T7




Exhibit “G-2” Open Space and Maintenance

ARCH | MEXUS

Open Space Plan Legend
[ Private Open Space (6.5 Acres)
[ Public Open Space (11.5 Acres)

EXHIBIT G-1

CLEARFIELD STATION
OPEN SPACE PLAN

CLEARFIELD, UTAH ~ 08.24.2020

CAR DRIVE

30X |

CLEARFIELD STATION
APARTMENTS

esidential B

R

Disclaimer Note:

1.8ubject to Exhibit H - Parking Stage. ‘\




Exhibit “H” Road Network Plan
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Exhibit “H” Roac

s (plan and pro

——S.DO'TE.SU‘ﬂ

52.00" |

r—ﬁ.DU‘——‘——H.OO‘——‘ 6.50" 6.00"
22“00' ‘ ’7

Section A-A
Local Street

7.00"

18.00" 18.00°

. 7.00

PARKING

) .
‘ ‘ PARKING

—_—

I T

Section B-B
Neighborhood Street Type

80.00"

7.00'

25.00——
5.00',_[200

T 200 25.00"
92.00° . 5.00 7.00

|
PARK\NGTEIKE ‘ ‘ ‘
RS

‘ ‘ B\KETPARK\NG
e —

Section C-C
Neighborhood Street Type (with bike lane)

file

35.00"

123.00"

7.00°

f
) 12.00" 7.00°

PARKING 2200

|_ LANDS‘CAPE [T PARKING

[ es e s

Jr2.50' MEDIAN

Section D-D
Boulevard Street Type

94.50"

1

17.00"

7.00° 10.00'

f ~25.00"

PARKING AISLE

Y
5.00
BIKE ‘

| 2.00 : )
9200 5.00 7.00

‘ B\KETPARK\NG
B 2 .

4" Asphalt
r

o

N AR NN \/

© 12" Properly Prepared Native
Subgrade

% N )
. : SN

/
: RN

Pavemnent Section
Typical

EXHIBIT - H (2 OF 2) ROAD NETWORK PLAN

Section E-E
Kiss & Ride Street Type

Heavy Duty Pavement Section
Typical

CLEARFIELD MDP

4179 5. Riverboat Ra., Sulte 200
Salt Lake Clty, UT 84123
(801) 2705777




Exhibit “I” Parking Stages Plan -1

STAGE 1 - PARKING

| development sequence and the agreement between the
\ Developer and UTA

SUMMARY

Stall numbers indicate space

available on the Masterplan. The
actual number of stalls provided
will be determined based on actual
need and space requirements.
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LEGEND i
D 688 Office Stalls  \
1

] 633 UTA Stalls %

[~110 Commercial Stalls ‘\

L9
PARKING
» 343 Non-UTA Street Stalls

« 1,677 Total Stalls




Exhibit “I” Parking Stages Plan - 2

STAGE 2 - PARKING

LEGEND

1 607 Office Stalls v
\

[CJs550utAstalls v

\
E 10 Commercial Stalls ¥
\

- Under Construction

PARKING
» 343 Non-UTA Street Stalls

» 1,510 Total Stalls

Disclaimer:

Adjustment to parking strategy dependent on vertical

' development sequence and the agreement between the
Developer and UTA




Exhibit “I” Parking Stages Plan - 3

Site Plan design (and thereafter construction) of Town-

house Village will not commence until a formal decision

to proceed is made, following the completion of the below

§ milestones:

*1 1. A decision to proceed or not to proceed on the North
Parking Structure for additional Office phases has been

\| made based on funding sources available for such struc-

y ture.

W 2. Aparking analysis outlining the current and future

parking demand (inclusive or not inclusive of the North

Structure) is completed.

STAGE 3 - PARKING

- Disclaimer:
Adjustment to parking strategy dependent on vertical
development sequence and the agreement between the

LEGEND X
11,064 office Stalls “

\
[_J700 UTA Stalls Max. 4

AY
D 19 Commercial Stalls &

PARKING
+ 343 Non-UTA Street Stalls

« 2,126 Total Stalls




Exhibit “I” Parking Stages Plan -4

STAGE 4 - PARKING

1 development sequence and the agreement between the
\ Developer and UTA

%3 Development of Office D is feasible when parking ratios
X have reduced.
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LEGEND A L _ 2 ==
1,613 office Stalls *, ; L ROEARRT R e

\
[]700 uTA stalls Max.

)

D 19 Commercial Stalls
\

PARKING
« 343 Non-UTA Street Stalls

+ 2,675 Total Stalls




Exhibit “I” Parking Stages Plan —5

STAGE 5 - PARKING

Disclaimer:
+ Adjustment to parking strategy dependent on vertical

| development sequence and the agreement between the
) Developer and UTA

Development of Office D is feasible when parking ratios
have reduced.

- ———

LEGEND "
1 1388 Office Stalls “

\
[ 572 uTA Stalls \
b

D 19 Commercial Stalls

PARKING
« 343 Non-UTA Street Stalls

« 2,322 Total Stalls

esidential B




Staff Recommendations

1. Staff recommends that the Planning Commission forward a
recommendation of APPROVAL to the Clearfield City Council, for ZTA
2020-100028, a request by Clearfield Station Partners, LLC, to accept
and adopt the Master Development Plan (MDP) as the regulatory
ordinance for the development of Clearfield Station. This
recommendation is based upon the recommendations and findings
outlined in this report.

a. Staff recommends that the Planning Commission forward a recommendation
of APPROVAL to the Clearfield City Council, for the Master Development
Agreement with Clearfield City, Utah Transit Authority (UTA) and Clearfield
Station Partners, LLC for the Clearfield Station project. This recommendation
is based upon the discussions outlined in this report.




Commission Recommendations

1. At their meeting on Wednesday, October 21, 2020 the Planning
Commission recommended APPROVAL to the Clearfield City Council,
for ZTA 2020-100028, a request by Clearfield Station Partners, LLC, to
accept and adopt the Master Development Plan (MDP) as the
regulatory ordinance for the development of Clearfield Station.

a. At their meeting on Wednesday, October 21, 2020 the Planning Commaission
recommended APPROVAL to the Clearfield City Council, for the Master

Development Agreement with Clearfield City, Utah Transit Authority (UTA) and
Clearfield Station Partners, LLC for the Clearfield Station project. This
recommendation is based upon the discussions outlined in this report.
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