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CLEARFIELD CITY PLANNING COMMISSION
MEETING AGENDA

Notice is hereby given that the Clearfield City Planning Commission will hold a regularly scheduled meeting at
7:00 P.M., Wednesday, April 7™, 2021 on the 3" floor in the City Council Chambers of the Clearfield City
Municipal Building, located at 55 S. State Street, Clearfield, UT 84015.

Due to the COVID-19 Pandemic, one or more Planning Commissioners may attend the meetin
electronically through Zoom.

WORK SESSION - 6:30 PM — Executive Conference Room
Review agenda items to address questions.

REGULAR SESSION - 7:00 PM- Council Chambers
CALL TO ORDER - PLEDGE OF ALLEGIANCE

PLANNING COMMISSION CHAIR STATEMENT

APPROVAL OF MINUTES:

e December 2, 2020
e December 16, 2020

DECISION ITEMS
Public Hearings

None
Non-Public Hearings

1. Discussion and Possible Action on SP 2021-010071, a site plan request by Dan Bridenstine with US
Development for the Indigo Eight80 Townhomes; a 63-unit townhome development at the subject location.
Location: 880 S. State Street (TIN: 12-823-0301). Parcel Area: 3.02 acres. Zone: T-R (Town Neighborhood
Residential). Planner: Brad Mcllrath (Administrative Action).

2. Discussion and Possible Action on FSP 2021-020027, a final subdivision plat request by Shelly Eskelson for
a 9-Lot single-family subdivision at the subject location. Location: 50 West 200 South (TIN’s: 12-020-0062).
Parcel Area: 1.5 acres. Zone: R-1-6 (Residential). Planner: Brad Mcllrath (Administrative Action).

DISCUSSION ITEMS

1. Staff Discussion
2. Planning Commissioner’s Minute
3. Staff Communications

**PLANNING COMMISSION MEETING ADJOURNED**

- 55 South State Street, Clearfield, UT 84015- (801) 525-2701- www.clearfieldcity.org -
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CLEARFIELD CITY

Dated this 2" day of April 2021.
/s/Brad Mcllrath, Senior Planner

Meetings of the Planning Commission of Clearfield City may be conducted via electronic means pursuant to Utah Code Ann. § 52-4-207 as amended. In
such circumstances, contact will be established and maintained via electronic means and the meetings will be conducted pursuant to the Electronic
Meetings Policy established in City Code § 1-6-4H for electronic meetings.

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

The Work Session meeting is a public meeting; however, public comments are only received in the formal Planning Commission meeting. The Planning
Commission Public Meeting is a public forum where the Planning Commission may receive comment from applicants, the public, applicable agencies and
city staff regarding land use applications and other items on the Commission’s agenda. In addition, it is where the Planning Commission takes action on
these items. Action may be taken which may include: approval, approval with conditions, denial, continuance or recommendation to other bodies as
applicable.

- 55 South State Street, Clearfield, UT 84015- (801) 525-2701- www.clearfieldcity.org -
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CLEARFIELD PLANNING COMMISSION MEETING
December 2, 2020
6:30 P.M. — Work Session

No physical meeting location was available. The meeting was held electronically via Zoom Meeting address:

Zoom Meeting

https://us02web.zoom.us/i/84380401447pwd=ald1 QjZXZGtKM3ZWY XJaSk5nbUNhUT09

PRESIDING VIA
Z0OOM MEETING:

PRESENT VIA
Z0OOM MEETING:

ABSENT:

STAFF PRESENT
VIA
Z0OOM MEETING:

VISITORS VIA
Z0OOM MEETING:

Meeting ID: 843 8040 4144
Passcode: 604476

Chris Uccardi

Kathryn Murray
Karen Blackwood
David Bloomfield
Robert Browning
Bobby Austin
Brogan Fullmer

Nicole Bigelow
Brett McAllister

Brie Brass
Spencer Brimley
Brad Mcllrath

None

Chair

Vice Chair
Commissioner
Commissioner
Commissioner
Commissioner (Alternate)
Commissioner (Alternate)

Commissioner
Commissioner

Assistant City Attorney
Community Development Director
Senior Planner

Chair Uccardi called the meeting to order at 6:30 p.m.

DISCUSSION ON APPROVAL FOR THE MINUTES OF JULY 1, 2020 AND AUGUST 5,

2020 PLANNING COMMISSION MEETINGS

There was no discussion on the item.
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DISCUSSION ON GPA 2020-110029, A GENERAL PLAN AMENDMENT REQUEST BY
JOHN WARNICK WITH DESTINATION HOMES TO CHANGE THE DESIGNATION FOR
THE SUBJECT PROPERTIES FROM COMMERCIAL TO RESIDENTIAL. LOCATION: 1550
SOUTH 1000 WEST (TINS: 12-391-0015, 12-391-0012, 12-391-0011, 12-065-0005, 12-065-
0096 & 12-065-0104). PROJECT AREA: 12.193 ACRES. STAFF: BRAD MCILRATH
(LEGISLATIVE MATTER).

There was no specific discussion on the item.

DISCUSSION ON RZN 2020-110029, A ZONING MAP AMENDMENT REQUEST BY JOHN
WARNICK WITH DESTINATION HOMES TO REZONE THE SUBJECT PROPERTIES
FROM A-1 (AGRICULTURAL) AND C-2 (COMMERCIAL) TO R-3 (RESIDENTIAL).
LOCATION: 1550 SOUTH 1000 WEST (TINS: 12-391-0015, 12-391-0012, 12-391-0011, 12-
065-0005, 12-065-0096 & 12-065-0104). PROJECT AREA: 12.193 ACRES. STAFF: BRAD
MCILRATH (LEGISLATIVE MATTER).

Commissioner Fullmer asked staff if the property owners had any intention of keeping the subject
property as an agriculture use. Staff indicated that it appeared this was part of the owner’s
retirement plan and even if the rezone were not approved it would likely still be transformed into
single-family housing under the conditions of the A-1 (Agricultural) zoning district.

DISCUSSION ON A DEVELOPMENT AGREEMENT FOR THE ALTA TOWNHOMES &
COMMERCIAL DEVELOPMENT FOR THE SUBJECT LOCATION. LOCATION: 938 S.
UNIVERSITY PARK BOULEVARD (TIN: 09-302-0009). PARCEL AREA: 3.46 ACRES.
ZONES: R-3 (RESIDENTIAL) FOR BACK 2.74 ACRES: C-2 (COMMERCIAL) FOR FRONT
.74 ACRES. PLANNER: BRAD MCILRATH (ADMINISTRATIVE ACTION)

Staff indicated the property was approved for a rezone last year with the stipulation that a
development agreement be negotiated to control the development of the property. Commissioner
Blackwood asked staff if the project was part of the Form Based Code (FBC) area. Staff
indicated since this project was not located on State Street nor on SR 193, it did not need to
comply with FBC.

DISCUSSION ON SP 2020-070054, A SITE PLAN REVIEW REQUEST BY PAUL POTEET
WITH LIBERATION DEVELOPMENT INVESTMENTS, LLC TO CONSTRUCT A 106-
UNIT MULTI-FAMILY DEVELOPMENT AT THE SUBJECT LOCATION. LOCATION:
APPROXIMATELY 301 EAST 200 SOUTH (TIN: 12-001-0186, 12-007-0112). PARCEL
ARFA: 3.445 ACRES. ZONE: U-C (URBAN CORE COMMERCE). PLANNER: BRAD
MCILRATH (ADMINISTRATIVE ACTION).

Chair Uccardi commented the item had been before the Commission previously and the applicant
was directed to provide additional design so the project more fully met the standards of the Form
Based Code (FBC). Staff added when the Commission last saw the site plan there were eighteen
outstanding conditions the developer needed to address. He reported that list of remaining
conditions had been reduced to twelve. Commissioner Blackwood asked if this project was being
developed under the Form Based Code (FBC). Staft indicated the property was in the FBC area
and was zoned U-C zone.
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Commissioner Bloomfield wanted to point out that he discussed it with his son, who is in the
construction business. He offered that his son felt like the tunnel like structure in front of the
main entrance of the building might be a safety code issue.

Commissioners Bloomfield and Murray both stated that they believed the developer needed to fix
all the conditions identified by the Planning Commission previously in order to meet all the
regulations of the FBC. They expressed concern that the developer had not resolved all those
issues previously discussed.

DISCUSSION ON SP 2020-110064, A SITE PLAN REVIEW AMENDMENT REQUEST BY
JOHN NELSON WITH PSION HOMES TO AMEND THE SITE FENCING AND
LANDSCAPING FOR THE LANDON’S CORNER TOWNHOMES AT THE SUBJECT
PROPERTY. LOCATION: 343 WEST 300 NORTH (TIN: 15-014-0017). PARCEL AREA:
ONE ACRE. ZONE: R-3 (RESIDENTIAL) PLANNER: BRAD MCILRATH
(ADMINISTRATIVE ACTION).

Commissioner Murray expressed her opinion that the developer needed to be held to the
approved landscape plan and fencing.

Commissioner Browning asked if there was any way to remedy the request of the developer
regarding the fencing for the south property line. Staff indicated the developer chose not to install
the grass and trees along the south building and south property line claiming it was shady area
and no grass would grow. The amendment is for consideration of a change to that part of the plan.

DISCUSSION ON SP 2020-110066, A SITE PLAN REVIEW REQUEST BY CARL YORK
WITH ASPEN PARK PARTNERS., LLC TO CONSTRUCT AN 18-UNIT TOWNHOME
DEVELOPMENT (THE LANDING TOWNHOMES) AT THE SUBJECT LOCATION.
LOCATION: 200 WEST 1700 SOUTH (TIN: 12-065-0165). PARCEL AREA: 2.52 ACRES.
ZONE: R-3 (RESIDENTIAL). PLANNER: BRAD MCILRATH (ADMINISTRATIVE

ACTION).

The discussion was tabled in the interest of time.

DISCUSSION ON PSP 2020-110022, A PRELIMINARY SUBDIVISION PLAT REQUEST BY
CARL YORK WITH ASPEN PARK PARTNERS, LLC FOR A 20-LOT SUBDIVISION (THE
LANDING) AT THE SUBJECT LOCATION. LOCATION: 200 WEST 1700 SOUTH (TIN:12-
065-0165). PARCEL AREA: 2.52 ACRES. ZONE: R-3 (RESIDENTIAL). PLANNER: BRAD
MCILRATH (ADMINISTRATIVE ACTION).

The discussion was tabled in the interest of time.

The meeting adjourned at 7:04 p.m.
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CLEARFIELD PLANNING COMMISSION MEETING
December 2", 2020
7:00 P.M. — Policy Session

Page 4

No physical meeting location was available. The meeting was held electronically via Zoom Meeting address:

Zoom Meeting

https://us02web.zoom.us/i/84380401447pwd=ald1 QjZXZGtKM3ZWY XJaSk5nbUNhUT09

PRESIDING VIA
Z0OOM MEETING:

PRESENT VIA
Z0OOM MEETING:

ABSENT:

STAFF PRESENT
VIA
Z0OOM MEETING:

VISITORS VIA
Z0OOM MEETING:

Meeting ID: 843 8040 4144
Passcode: 604476

Chris Uccardi

Kathryn Murray
Karen Blackwood
David Bloomfield
Robert Browning
Bobby Austin
Brogan Fullmer

Nicole Bigelow
Brett McAllister

Brie Brass
Spencer Brimley
Brad Mcllrath

None

Chair

Vice Chair
Commissioner
Commissioner
Commissioner
Commissioner (Alternate)
Commissioner (Alternate)

Commissioner
Commissioner

Assistant City Attorney
Community Development Director
Senior Planner

The Pledge of Allegiance was led by Chair Uccardi.

Chair Uccardi read the Planning Commission Chair Statement.

APPROVAL OF MINUTES FROM JULY 1, 2020 WORK AND REGULAR PLANNING

COMMISSION MEETINGS AND APPROVAL OF MINUTES FROM AUGUST 5, 2020

WORK AND REGULAR PLANNING COMMISSION MEETINGS.

Commissioner Murray moved to approve the minutes from July 1, 2020 and August 5, 2020
work and regular meetings. Seconded by Commissioner Blackwood. The motion carried on
the following vote: Voting AYE — Uccardi, Murray, Blackwood, Bloomfield, Browning,

Austin, and Fullmer. Voting NO — None.
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PUBLIC HEARING, DISCUSSION AND APPROVAL FOR GPA AND RZN 2020-110029, A
GENERAL PLAN AMENDMENT REQUEST BY JOHN WARNICK WITH DESTINATION
HOMES TO CHANGE THE DESIGNATION FOR THE SUBJECT PROPERTIES FROM
COMMERCIAL TO RESIDENTIAL. LOCATION: 1550 SOUTH 1000 WEST (TINS: 12-391-
0015, 12-391-0012, 12-391-0011, 12-065-0005, 12-065-0096 & 12-065-0104). PROJECT
AREA: 12.193 ACRES. STAFF: BRAD MCILRATH (LEGISLATIVE MATTER).

Brad Mcllrath Senior Planner, presented the following facts:

e Current Designations
o General Plan designation of Residential and Commercial.
o Zoned A-1 (Agricultural) and C-2 (Commercial).

e Request
o Amend General Plan to have entire project area designated as Residential.
o Rezone properties to R-3 (Residential).

e Additional Info
o Townhomes to southeast were already zoned R-3 (2017)
o Developer interested in developing project as townhomes.

Chair Uccardi opened the public hearing at 7:12 p.m.
PUBLIC COMMENT

Monica Gailey, Let Them be Kids representative, asked staff if the rezone could negatively affect
the company’s plans for expansion. Staff indicated that even under new zoning the expansion
would be allowed, and any expansion plans were dependent on her agreement with the property
owners. There might need to be zoning aligned with property lines if that scenario played out.

Commissioner Murray asked if the consideration by the Commission was on just the zoning, not
the expansion of Let Them Be Kids. Staff indicated the action before the Commission was the
rezone.

Commissioner Bloomfield asked if there was a time limit for the sale of the property to occur.
Staff indicated that was between the buyer and seller

Commissioner Fullmer asked staff if there had been any interest expressed for the existing
properties to be rezoned as commercial. Staff indicated that no interest had been expressed for
that change. Commissioner Fullmer asked if the properties under the high voltage lines could be
developed. Staff indicated roads would likely be the only thing allowed under the powerlines.
Commissioner Fullmer asked if the property would remain agricultural use or would there be any
chance of future development for the property if the City denied the request. Staff explained if the
request were denied by the City Council the property would remain zoned A-1 and could see
single-family development under that zone with a minimum lot size of 14,500 square feet. There
was no guarantee the property would continue as an agricultural use if the request were denied.
Commissioner Bloomfield asked if any animals would be allowed if the land stayed agriculturally
zoned. Staff indicated it just depended on the amount or area of each property for which animals
were present.
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The public hearing was closed at 7:30 p.m.

Commissioner Murray moved to forward a recommendation of approval to the Clearfield
City Council, GPA 2020-110029, a general plan amendment request by Jahn Warnick with
Destination Homes to change the general plan designation for the subject properties from
Commercial to Residential. Seconded by Commissioner Bloomfield. The motion carried on
the following vote: Voting AYE: Commissioners Uccardi, Murray, Bloomfield, Blackwood,
Browning, Fullmer, and Austin. Voting NO: None.

Commissioner Murray moved to forward a recommendation of approval to the Clearfield
City Council, RZN 2020-110029, for a rezone request by Jahn Warnick with Destination
Homes to change the designation for the subject properties from A-1 (Agricultural) and C-2
(Commercial) to R-3 (Residential). Seconded by Commissioner Blackwood. The motion
carried on the following vote: Voting AYE: Commissioners Uccardi, Murray, Browning,
Blackwood, Bigelow, and Austin. Voting NO: Commissioner Fullmer.

DISCUSSION AND APPROVAL OF A DEVELOPMENT AGREEMENT FOR THE ALTA
TOWNHOMES & COMMERCIAL DEVELOPMENT FOR THE SUBJECT LOCATION.
LOCATION: 938 S. UNIVERSITY PARK BOULEVARD (TIN: 09-302-0009). PARCEL
ARFA: 3.46 ACRES. ZONES: R-3 (RESIDENTIAL) FOR BACK 2.74 ACRES; C-2
(COMMERCIAL) FOR FRONT .74 ACRES. PLANNER: BRAD MCILRATH
(ADMINISTRATIVE ACTION)

Brad Mcllrath Senior Planner, presented the following facts:
e The rezone of the back 2.74 acres (3.46-acre total) was approved in September 2019.
o Rezoned to R-3 (Residential)
o Condition of a development agreement was required to outline timing and type of
residential construction.

The Planning Commission had no comments or questions on the item.

Commissioner Blackwood moved to forward a recommendation of approval to the
Clearfield City Council for the proposed development agreement for the Alta Townhomes
and Commercial Development at 938 South University Park Boulevard. The
recommendation was based on the findings and discussions in the Staff Report with the
following conditions:
1. The proposed development agreement is consistent with the rezone approval
Tuesday, September 19, 2020.
2. The proposed development agreement will ensure timely construction of the
residential and commercial components of this development.
3. Development of residential townhomes is the most appropriate residential
development in this area considering the existing infrastructure.
Seconded by Commissioner Fullmer. The motion carried on the following vote: Voting
AYE: Commissioners Uccardi, Murray, Browning, Bloomfield, Blackwood, Austin, and
Fullmer. Voting NO: None.
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DISCUSSION AND APPROVAL OF SP 2020-070054, A SITE PLAN REVIEW REQUEST
BY PAUL POTEET WITH LIBERATION DEVELOPMENT INVESTMENTS, LLC TO
CONSTRUCT A 106-UNIT MULTI-FAMILY DEVELOPMENT AT THE SUBJECT
LOCATION. LOCATION: APPROXIMATELY 301 EAST 200 SOUTH (TIN: 12-001-0186,
12-007-0112). PARCEL AREA: 3.445 ACRES. ZONE: U-C (URBAN CORE COMMERCE).
PLANNER: BRAD MCILRATH (ADMINISTRATIVE ACTION).

Brad Mcllrath Senior Planner, presented the following facts:
1. Project reviewed by the Planning Commission on September 2, 2020 and denied, was
required to have plans resubmitted addressing the noncompliant code items.

2. Conditions of approval have been reduced from 18 to 12.

3. Properties located in the Urban Core Commerce (U-C) Zone.
o Multi-family building type is allowed in the U-C Zone on secondary street and a

private street.

o Marilyn Drive being continued as a private street.
o 200 South is a primary street and would require a mixed-use building.
o 106 units: 44 studio, 40 1-bedroom, and 22 2-bedroom units.

Chair Uccardi asked if any pedestrian access would be provided to residents from the parking lot
across the street from the main building. Staff indicated that suggestion would be communicated
to the applicant but there was currently not anything in writing nor is there a standard in Form
Based Code (FBC) that required it. Chair Uccardi asked if the private road was subject to the
winter parking regulations. Staff stated it was not enforced on private streets. Chair Uccardi asked
if FBC required low to moderate income housing needs to be provided. Staff indicated that FBC
did not specify for that; therefore, its use was an option for the developer to consider.

Commissioner Fullmer asked if the developer was interested in electric vehicle charging stations
on site. The developer indicated they could investigate it but leaned toward regular parking stalls
because the housing would likely market to an entry level buyer. Commissioner Fullmer asked
staff if there was any property value impacts on the residential area to the east of the project. Staff
indicated that property values would only increase but not decrease.

Commissioner Murray moved to approve as conditioned, SP 2020-070054, a site plan
review request by Paul Poteet with Liberation Development Investments, LL.C to construct
a 106-unit multi-family development at the properties located at approximately 301 East
200 South. The recommendation was based on the findings and discussions in the Staff
Report with the following conditions:

1. The Private street needs to be revised to comply with the following standards:

a. Single Acorn Street light shall be provided that comply with the spacing and
design specification standards outlined in the FBC. The streetlights shall be
spaced 40 to 80 feet apart, with an additional light added to the west of the
northwest vehicular access.

b. The street trees shall be spaced between 20 to 50 feet apart as shown with
staff comments on the revised plans.

2. The off-site parking shall remain in the same ownership as the multi-family
development and shall not be sold, transferred, or otherwise separated from the
multi-family building without those parking spaces being provided on-site for the
multi-family development.
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10.

11.
12.

The building location shall be revised to have a front build-to-zone no greater than
twenty-five feet (25°) with a plaza. The plaza shall be revised to comply with
definition for a plaza as outlined in the staff report.

The principal entry at the center of the building shall be revised to comply with the
standards of a contemporary entry with a maximum recessed depth of five feet (5°)
and to be clearly identifiable as the principal entrance with additional articulation
and identification.

The balconies for the residential units shall be revised to meet the following
standards:

a. The balconies must be screened to a minimum of 50 percent opacity at a
minimum height of 36 inches.

b. A balcony shall be provided for the two-bedroom units that complies the size
standards outlined in the FBC.

As indicated with staff markups on the revised plans, the remaining upper story
windows shall be finished with a trim or molding that is a minimum of four inches
(4”) thick as well as an accent as provide for the other windows. The trim or molding
does not include the window frame. Additional detail or a callout for the windows is
needed to determine if the windows comply with a recess, lintel, or sill.

The plans shall be revised to show how the interior common spaces will be provided
with daylighting. The building permit plans shall indicate energy star appliances and
water sense water fixtures.

The plans shall include calculations that a minimum of 75 square feet of outdoor
space is provided for each unit to comply with code standards as outlined on page
nine of the FBC.

The landscape plans shall be revised to meet the following standards:

a. The parking lot buffer landscaping shall be revised to comply with the
minimum width of seven feet (7°) or five feet (5’) with ordinance standards.
The five-foot (5°) parking lot buffer shall be revised to indicate whether
structural soil or an urban root system will be used.

b. The plans shall be revised to add the structural soil and urban root system
design, have permeable pavement for the curb and gutter, and accommodate
storm water as bioswales for the parking lot islands.

The plans shall be revised to provide a snow stacking area to accommodate a
stacking volume of a four-inch (4”) snow base of the alley and parking areas.
Parking lot islands and other landscape areas that include trees and shrubs shall not
be used for snow stacking. Signage shall be provided to indicate the location of the
snow stacking area to prevent landscape islands from being used for snow stacking.
The plans shall be revised to address all other outstanding comments and markups
not already addressed as separate conditions of approval.

The plans should be revised to address engineering and North Davis Fire District
requirements outlined in the provided review letters.

Seconded by Commissioner Blackwood. The motion carried on the following vote: Voting
AYE: Commissioners Uccardi, Murray, Browning, Bloomfield, Blackwood, Austin, and
Fullmer. Voting NO: None.
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DISCUSSION AND APPROVAL OF SP 2020-110064, A SITE PLAN REVIEW
AMENDMENT REQUEST BY JOHN NELSON WITH PSION HOMES TO AMEND THE
SITE FENCING AND LANDSCAPING FOR THE LANDON’S CORNER TOWNHOMES AT
THE SUBJECT PROPERTY. LOCATION: 343 WEST 300 NORTH (TIN: 15-014-0017).
PARCEL ARFA: 1 ACRE. ZONE: R-3 (RESIDENTIAL) PLANNER: BRAD MCILRATH
(ADMINISTRATIVE ACTION).

Brad Mcllrath Senior Planner, presented the following facts:
1. Townhome project approved in June 2019.
2. Requests to not install fencing along south property line.
3. Replacement of lawn with gravel landscape.

The applicant, John Nelson, explained how installing a second fence on the south property line
created hazards and maintenance issues.

Commissioner Blackwood asked if the adjacent business owner would be willing to paint the wall
if the fencing requirement were removed. She acknowledged it was not very attractive for the
resident to look out the window at the adjacent business’s wall. Staff indicated they want to
recommend the fence because when you look at the result from the perspective of future residents
it was believed they would rather see a white vinyl fence than a concrete wall with rivets.

Commissioner Bloomfield asked exactly where the property line was. Staff indicated it was right
next to the storage building. Commissioner Bloomfield asked what landscaping was done for the
townhomes. Staff indicated that the grass was added to the park strip, but it was not included in
calculation of the site landscape because it was in the middle of the public right-of-way.

Commissioner Uccardi stated that he and the commissioners needed to be mindful of the future
and the changes that could be made to the adjacent property leaving no fence along the south
property line. Commissioners Uccardi and Bloomfield agreed that the fence should be installed.

Commissioner Browning wanted to state that regardless of what was on the other side of the
fence, the property with the actual fence was the only one that needed to be considered.
Commissioner Blackwood wanted to state that she disagreed with Commissioner Browning
especially because it did affect the adjacent property owner and his ability to maintain and access
his property.

Spencer Brimley, Community Development Director, pointed out that the City Code required the
property to have a fence around it and the Commission did not have the authority to waive that
regulation. However, the type of fencing might be addressed in order to accommodate the needs
of both property owners. Brad Mcllrath, Senior Planner, indicated the City Code allowed the
Planning Commission to require a fence to act as a visual buffer between property and uses. He
suggested the fencing continue to be required but an allowance made for it to be off the property
line so the adjacent property owner would still have access to his own property.

Commissioner Fullmer stated it appeared that neither property owner was in favor of the fence.
He asked if there was the possibility of placing a condition on the development that required the
fence to be installed at a later day if the adjacent property’s use changed in the future. Staff
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indicated such a condition would be difficult to enforce as the City had seen in other areas of the
City. He continued the fence was a requirement specific to the development of the property where
the townhomes were being built.

Commissioner Murray moved to approve as conditioned, SP 2020-110064, an amended site
plan request by Psion Homes to amend the approved landscape plan and fencing as outlined
in this report for the property located at 343 West 300 North (TIN: 15-014-0017). The
recommendation was based on the findings and discussions in the Staff Report with the
following conditions:

1. The 608 square foot landscape area of lawn that was replaced shall be planted
and replaced where gravel has already been installed elsewhere on the site. The
area of sod shall be no less than 608 square feet.

2. The six foot (6’) opaque vinyl fence shall be installed as required along the south
property line with a barrier at the top between the fence and the building to help
prevent animals and other small items from falling between the building and the
fence.

3. The fence shall be installed along the south property line, except along the
electrical line and connected to the installed vinyl fence on the east and west ends
of the storage building.

4. The maximum gap between the fence and the building along the length of the
electrical line shall be no greater than three feet (3°) and shall not extend beyond
the extend of the electrical line.

Seconded by Commissioner Bloomfield. The motion carried on the following vote: Voting
AYE: Commissioners Uccardi, Murray, Bloomfield, Browning. Voting NO: Blackwood,
Fullmer, Austin.

DISCUSSION AND APPROVAL OF SP 2020-110066, A SITE PLAN REVIEW REQUEST
BY CARL YORK WITH ASPEN PARK PARTNERS, LLC TO CONSTRUCT AN 18-UNIT
TOWNHOME DEVELOPMENT (THE LANDING TOWNHOMES) AT THE SUBJECT
LOCATION. LOCATION: 200 WEST 1700 SOUTH (TIN: 12-065-0165). PARCEL AREA:
2.52 ACRES. ZONE: R-3 (RESIDENTIAL). PLANNER: BRAD MCILRATH
(ADMINISTRATIVE ACTION).

Brad Mcllrath Senior Planner, presented the following facts:
e Located in the R-3 (Residential) zone.
Part of the Landing Development.
Included improvements to the Landing Apartments (formally Aspen Park Apartments).
Eighteen (18) townhomes.
Access from Antelope Drive and shared parking with the Landing Apartments.

Commissioner Blackwood asked why the color changed for the townhomes. The applicant team
felt that the new colors were more marketable.

Commissioner Browning moved to approve as conditioned, SP 2020-110066, site plan
request by Carl York with Aspen Park Partners, LLC for the Landing Townhomes, an 18-
unit townhome development to be constructed at the property addressed 200 West 1700
South (TIN: 12-065-0165). The recommendation was based on the findings and discussions
in the Staff Report with the following conditions:
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10.

11.

12.

13.

The project shall comply with all applicable development standards of the R-3
zone and Design Standards chapter of City Code.

The landscape and irrigation plans will need to be revised to provide the tree
planting detail showing a two-inch (2”) caliper as measured at eight inches (8”)
above the surface.

Two (2) landscape islands shall be provided for the parking area along the north
end of the apartment building and one (1) landscape island provided for the
parking area along the west end of the apartment building.

A minimum of twenty (20) covered parking spaces shall be provided for the
apartment building and the three (3) parking spaces replaced with landscape
islands shall be provided elsewhere on the site.

Pedestrian access shall be provided that is separate from the private
driveway/parking lot that provides connection to apartments to the north. All of
the pedestrian walkways and crossings shall have a minimum width of five feet
(5’) and be constructed of a separate material than the vehicular access pavement
as required by City Code.

The dumpster enclosure detail shall be provided on the revised plans and be
constructed of the same material as the buildings or an approved masonry.

A six foot (6°) tall opaque fence shall be installed along the south, east, and north
property lines adjacent to the industrial properties to provide more security and
buffering for residents of the apartments and townhomes.

The garages shall be revised to have a minimum floor area of four hundred (400)
square feet.

The building materials will need to be revised to include the materials required
by City Code and per elevations. This includes the revision to provide three (3)
colors per elevation as well.

The buildings shall be revised to provide the facade articulation and variations
required by City Code for the blank facades and continuous roof lines.

The development shall comply with CPTED design principles required by City
Code and shall include pedestrian scaled lighting, benches, and bike racks
throughout the development.

The applicant shall obtain a building permit and the project shall comply with all
applicable building code standards.

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

Seconded by Commissioner Bloomfield. The motion carried on the following vote: Voting
AYE: Commissioners Uccardi, Murray, Browning, Bloomfield, Blackwood, Austin, and
Fullmer. Voting NO: None.

DISCUSSION AND APPROVAL OF PSP 2020-110022, A PRELIMINARY SUBDIVISION

PLAT REQUEST BY CARL YORK WITH ASPEN PARK PARTNERS, LLC FOR A 20-LOT

SUBDIVISION (THE LANDING) AT THE SUBJECT LOCATION. LOCATION: 200 WEST

1700 SOUTH (TIN:12-065-0165). PARCEL AREA: 2.52 ACRES. ZONE: R-3

(RESIDENTIAL). PLANNER: BRAD MCILRATH (ADMINISTRATIVE ACTION).

Brad Mcllrath Senior Planner, presented the following facts:
e 20-lot subdivision
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Two Plats:
o The Landing Subdivision
o The Landing Townhome Subdivision
Cross-access between the Lot 1 (apartments) and the Lot 2 (townhomes).
Lot 1: The Landing Apartments
Lot 2: The Landing Townhomes Common Area
Eighteen (18) townhome units

Commissioner Murray moved to approve as conditioned, PSP 2020-110022, Preliminary
subdivision plat request by Carl York with Aspen Park Partners, LLC for the Landing
Townhomes, a 20-lot townhome development to be constructed at the property addressed
200 West 1700 South (TIN: 12-065-0165). The recommendation was based on the findings
and discussions in the Staff Report with the following conditions:

1. The subdivision plans shall be revised to address Clearfield City Engineering and
Planning requirements prior to the submittal of plans for Final Plat review and
approval as outlined in the attached letter and in the staff report.

2. The Landing Townhomes Subdivision plat shall be revised to remove PUTD
from the title as the project is not located in a planned development zone.

3. The Project shall include the creation of a Homeowners Association (HOA) to
maintain all of the private common spaces of the project, including but not
limited to: landscaping, snow removal, building maintenance, trash collection,
and open space areas.

4. A copy of the documents establishing an HOA shall be provided as part of the
final subdivision plat submittal and shall comply with ordinance standards
outlined in Section 11-13-24 of the Clearfield Municipal Code.

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

6. An escrow or bond agreement as required by Section 12-9-2 of the subdivision
Ordinance shall be provided and will be subject to approval by the City Engineer
and City Attorney. The agreement for the public improvements shall be
established prior to obtaining any permits for the properties or plat being
recorded.

Seconded by Commissioner Bloomfield. The motion carried on the following vote: Voting
AYE: Commissioners Uccardi, Murray, Browning, Bloomfield, Blackwood, Austin, and
Fullmer. Voting NO: None.

STAFF COMMUNICATIONS

Staff reviewed the 2021 Planning Commission meeting dates and deadlines.

PLANNING COMMISSIONERS’ MINUTE

Chair Uccardi: None
Vice Chair Murray: None

Commissioner Blackwood: Appreciated the fact that the group could dissent.
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Commissioner Bloomfield: None
Commissioner Browning: None
Commissioner Austin: None
Commissioner Fullmer: None

There being no further business to come before the Planning Commission, Chair Uccardi moved
to adjourn at 9:57 P.M. Seconded by Commissioner Murray.
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CLEARFIELD PLANNING COMMISSION MEETING
December 16, 2020

https://us02web.zoom.us/i/838130522067pwd=eVIsVINDRGkwS3h4VUg0ORWInUitGQTO09

6:30 P.M. —

General Plan Work Session

Zoom Meeting

PRESIDING VIA
Z00OM MEETING:

PRESENT VIA
Z0OM MEETING:

ABSENT:

STAFF PRESENT
VIA
Z0O0OM MEETING:

VISITORS VIA
Z00OM MEETING:

Meeting ID: 838 1305 2206
Passcode: 288825

Chris Uccardi

Kathryn Murray
Karen Blackwood
David Bloomfield
Robert Browning
Nicole Bigelow
Brett McAllister
Bobby Austin
Brogan Fullmer

None

Brie Brass
Spencer Brimley
Brad Mcllrath

Mark Morris

Chair

Vice Chair
Commissioner
Commissioner
Commissioner
Commissioner
Commissioner
(Alt) Commissioner
(Alt) Commissioner

Assistant City Attorney
Community Development Director
Senior Planner

VODA Landscape + Planning

Annaliese Eichelberger VODA Landscape + Planning

Benj Becker

Zions Bank Public Finance

Commissioner Uccardi called the meeting to order at 6:30 p.m.

Meeting Outline

General Plan Update — Work Session
Presentation and discussion led by VODA Landscape + Planning

Topic: Land Use

e Land Use Goals
o Increase employment and commercial opportunities.
o Revitalize underutilized commercial areas as neighborhood centers.
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o Support a mix of uses and densities by focusing development in key areas of the

City.
e WFRC Land Use Best Practices

o Encourage compact development patterns by supporting growth in centers

o Locate centers strategically near transit.

o Provide a variety of mobility options around centers such as sidewalks, bicycle
and trail connections, transit facilities, and strong street connectivity.

o Center should absorb a majority of expected population growth to provide choices
to residents and to preserve existing single-family neighborhoods.

Commissioner Murray commented that she thought that the City needed to focus on preservation
of single-family homes, especially regarding building bigger homes. Commissioner Murray
expressed her opinion that the City needed to work on low to moderate density.

Brad Mcllrath Senior Planner addressed Commissioner Murray’s comment by stating that the
main point was the consultants should put some focus on the low-density single-family areas.
Mark Morris stated that he believed when the City followed the Wastach Front Regional Council
(WFRC) best practices then they could continue to keep those single-family zones. Spencer
Brimley Community Development Director, added that designation of which densities were
wanted in what zones of the City, creating more accuracy.

e Other Land Use Best Practices

o Mix housing types within neighborhoods to ensure availability of housing
throughout the lifecycle.

o Develop communities as a network of neighborhoods with distinct activity centers
and multimodal connections.

o Encourage parking policies that reduced the overall number of paved areas in
activity centers and residential neighborhoods.

o Balance zoning to respond to market demands on housing.

o Adopt land use policies that supported transit and increased ridership.

Commissioner Blackwood asked why the City did not focus on the now versus the future, in
terms of parking and walkability. Staff indicated that the reason was because the City would lose
out on opportunities by providing too much parking.

Commissioner Fullmer commented that as the use of autonomous vehicles grew, the aspect of car
ownership would most likely decrease. He saw it as advantageous to the City to encourage people
to not use cars, especially since they stay unused 95 percent of the time, hopefully creating a
more sustainable future.

Commissioner Bigelow asked about the limitation of parking in already existing apartment
buildings. She wanted to know why the City did not allow for the current parking capacity,
especially as the City was not quite walkable yet. Commissioner Uccardi added that for him he
saw the convenience of parking was the most integral part. Brad Mcllrath Senior Planner
responded by saying the City had applied to do a parking analysis because the measures currently
being used by the City were over 40 years old, especially in consideration to the value of land.
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e  WEFRC Center Focused Growth
o City centers provide localized services to tens of thousands of people within a two-
to three-mile radius. One- to three-story buildings for employment and housing
were typical. The number of housing units ranged from ten (10) to fifty (50) per
acre. That area was served by a variety of streets that typically included high-
capacity transit and bicycle facilities.
= (learfield Station
= Lakeside Square
o Neighborhood centers typically revolved around a store or a civic building like a
library. The typical building scale varied from one- to three-stories tall. Housing
types within that center range between small apartments, townhomes, and small-
lot single unit homes. Neighborhood centers were typically located on walkable
streets, often with frequent bus service, and bicycle facilities.
= 650 North Main
= Civic
= Legend Hills
o Downtown
= Concentrate new commercial development within key centers along State/
Main Street
= Encourage residential infill development within downtown
= Focus retail at key locations
= Consider reevaluating retail at secondary sites.

Commissioner Blackwood pointed out that because State Street was a state road only so much
could be done to it, from the perspective of the City, to make it more walkable.

Chair Uccardi talked about how the message to the City needed to be carefully crafted because
the message of more apartments would be hard for some to swallow.

Chair Uccardi stated that the biggest issue he saw were that if the City invested in more housing,
then how would it provide and pay for the subsequent services needed. The consultants indicated
that when residents did make purchases online, a portion of sales tax returned to the City. They
cited the current Covid-19 pandemic as an example and how the City had gained more from sales
tax then at other times because most Clearfield residents did not spend their money in Clearfield
but had purchased a lot more through online sources.

Commissioner Fullmer asked about the viability of Accessory Dwelling Units (ADUs) in the City
and what the consultants believed would be the viability for small restaurants. Mark Morris
indicated that ADUs provided a great option of affordable housing and was likely to eventually
be allowed in the City. Regarding the restaurants, Mr. Morris was of the opinion that when things
did open again, the restaurant industry would experience a boom, but that could go either way.

o 650 North Main
= Consider dining and lodging uses due to proximity to Hill AFB and I-15.
* Focus retail at key locations.
= Reevaluate retail at secondary sites.
= Locate future services commercial south of the 650 North Main Center.
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= Support residential uses.

Commissioner Fullmer asked what specific uses would be good at that location. The consultants
stated that according to the demographic hotels and restaurants would be most viable.

o Lakeside Square

= Support residential uses throughout the area.

= Encourage future professional office uses.

= Focus retail at key locations.

= Reevaluate retail at secondary sites.
o Civic

= Support residential uses.

= Focus retail at key locations.

= Reevaluate retail at secondary sites.

= Potential for public private partnership options in the area.
o Clearfield Station

=  Support residential uses.

= Consider multi-story office uses.

= Encourage retail at key sites with prime visibility and accessibility

characteristics, while recognizing changing retail trends.
o Legend Hills
= Support residential uses.
= Encourage complementary retail possibilities with existing uses.
= Consider 4 to 6 story office uses.
e Key Economic Development Tools
o Public Infrastructure District (PID).
o Community Reinvestment Area (CRA).
e Land Use Strategies

o Utilize special area tax and financing tools, such as community reinvestment areas
(CRAS), to highlight and prioritize the importance of areas targeted for
redevelopment as unique gathering places and centers.

o Use land use ordinances and development agreements to ensure that centers were
designed to be compact, safe, attractive, and accessible places, where the street
environment made access by transit, walking, biking, and mobility devices, such
as wheelchairs, safe and attractive for people of all ages and abilities.

Brad Mcllrath, Senior Planner, asked the consultants if further land use discussions would

include areas outside the listed centers. The consultants explained they were willing to look at
any part of the City as directed. Chair Uccardi wanted to point towards three separate locations.

Training
Introduction to Open and Public Meetings Act
Quiz

Chair Uccardi: Happy Holidays
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Vice Chair Murray: None
Commissioner Blackwood: None
Commissioner Bloomfield: None
Commissioner Browning: None

Commissioner Bigelow: Notification that Commissioner Bigelow would be resigning her position
on the Planning Commission due to a new job opportunity.

Commissioner McAllister: None
Commissioner Fulmer: None
Commissioner Austin: Wished everyone happy holidays.

There being no further business to come before the Planning Commission, Commissioner
Uccardi moved to adjourn at 7:16 P.M. Seconded by Commissioner Blackwood.



M Planning Commission AGENDA ITEM
Cdea ﬁe/p/a STAFF REPORT #1

we've gotit made

TO: Clearfield City Planning Commission

FROM: Brad Mcllrath, Senior Planner
brad.mcilrath@clearfieldcity.org
(801) 525-2784

MEETING DATE: Wednesday, April 3, 2021

SUBJECT: Discussion and Possible Action on SP 2021-010071, a site plan request by Dan
Bridenstine with US Development for a 63-unit townhome development at the
subject location. Location: 880 S. State Street (TIN: 12-823-0301). Parcel Area:
3.02 acres. Zone: T-R (Town Neighborhood Residential). Planner: Brad Mcllrath
(Administrative Action).

STAFF RECOMMENDATION

The Downtown Clearfield Form-based Code allows the Planning Commission may 1) approve, 2) approve
with conditions, or 3) deny the application until it can meet City Standards.

Staff recommends that the Planning Commission approve as conditioned SP 2021-010071, a site plan
review request Dan Bridenstine with US Development for a 63-unit townhome development for the
property located at 880 S. State Street (TIN:12-823-0301).

PROJECT SUMMARY
Project Name Indigo Eight80 Townhomes
Site Location 880 S. State Street
Tax ID Number 12-823-0301
Applicant Dan Bridenstine, US Development
Owner State Street Clearfield Real Property, LLC
Proposed Actions Site Plan Approval
Current Zoning T-R (Town Neighborhood Residential)
Site Area 3.02 Acres

General Plan
Land Use Classification

Surrounding Properties and Uses: Current Zoning District

North Residential Single-Family TR (Town.Nelghborhood Mixed-Use
Residential)

East Civic R-1-9 (Residential) Residential
South Residential Single-Family R-1-8 (Residential) Residential
West Residential Multi-Family R-2 (Residential) Residential

(Duplexes)
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Aerial Image & Zoning

E 1000/STE1000:S

BACKGROUND

The applicant proposes to develop the subject property with a 63-unit townhome development. As
required by the Downtown Form-Based Code (FBC) the townhomes front State Street or common open
space areas except for the townhomes on the far north end and south end of the project. Those
townhomes are oriented towards the alley with front loaded garages because they are adjacent to a side
and rear property line and are not able to front another row of townhomes with open space in between.
All the rear loaded townhomes have two-bedroom units and three-bedroom units. The total unit makeup
is forty (40) three-bedroom units and twenty-three (23) two-bedroom units. All the rear-loaded
townhomes are three (3) stories tall and the front-loaded townhomes are two (2) stories tall. The floor
plans for each of the units are included with the submittal package for review.

A review of the development standards of the FBC is provided in the following sections of this staff report.

A. STREET & BLOCK NETWORK; STREET & STREETSCAPE STANDARDS (FBC Chapters 4 & 5)

A formal streetscape design submittal for State Street as required and outlined in Section 5.6 of the FBC
is shown on the civil detail sheet (C-4.0). The development is located west of State Street (SR-126) and
the Clearfield Aquatic and Fitness Center. The project proposal includes two accesses from State Street
for the private alleyways with the north access allowing full vehicular movements (right and left turns)
and the south access limited to right-in and right-out movements only. The restricted vehicular
movements at the south access are imposed by UDOT as State Street (SR-126) is a state route. The

2
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improvements to the State Street right-of-way adjacent to the project will need to be provided
(including streetlights, street trees, an eight-foot park strip, and a six-foot sidewalk) as required by the
FBC. State Street is identified as a Gateway Corridor Arterial street in the FBC and is required to be
developed or redeveloped in accordance with the FBC standards outlined in the second table below.
Development standards for the private alleyways are reviewed in the first table.

The interior vehicular access for the development is provided with alleyways that are designed to
comply with the FBC standards outlined in the table below; however, changes are needed to meet full
compliance with code standards.

Alley -5.7

Standard:

Staff Analysis:

Vehicular Realm

Right-of-Way Width: 20’-26’ (one-way or two-way)

Travel Lanes: 1 or 2

Lane Width: Varies (see Travel Surface Width) 8’

lanes if two-way; 16’ lane if one-way.

Center Turn Lanes: None

Parking Lanes: None

Travel Surface Width:

- Minimum 20’ (one-way only if Fire Access is
provided and/or buildings are fire sprinkled.)

- Minimum 26’ if buildings are higher than 30
feet or a fire hydrant is present.

Median: None

Bicycle Facilities: Shared

Complies with FBC

Pedestrian Realm

Travel lanes are shared among drivers, pedestrians,
and bicyclists. No street buffer is required.

Complies with FBC

Gateway Corridor Arterial —5.12

Standard:

Staff Analysis:

Vehicular Realm

Right-of-Way Width: 108’-110".

Travel Lanes: 2 lanes in each direction.

Lane Width: 11’ to 12’.

Turn Lanes: Per UDOT standard.

Parking Lanes: Optional parallel as right-of-way
allows.

Pavement Width: 78’-82’.

Median: 14’ planted median with turn lane
pockets.

Bicycle Facilities: 7.5’ protected bike lanes.

Clearfield City and UDOT coordinating
on future design. Based upon a meeting
with UDOT, the project will need to
provide a minimum eight foot (8’) wide
shoulder. The current shoulder is six
feet (6”) wide and as part of this project
the development is dedicating the
needed two feet (2’) to meet the UDOT
standard of an eight-foot (8’) shoulder.

Pedestrian Realm

Pedestrian Facilities: Minimum 6’ wide clear
sidewalk.

Street Buffer: Minimum 8’ planted street buffer.

Complies with FBC
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Benches are required every 200 feet on commercial and
arterial streets in the UC, UR, TC, and CV districts.

Not Applicable as this section of State
Street is in the T-R Zone.

Street lighting is required on all streets within downtown
and are to be placed within the landscape or furnishing
zone.

e  Minimum Spacing: 60 feet apart on center.

e Maximum Spacing: 90 feet apart on center.

e Double Acorn Streetlights Required

Complies with FBC

Staff Note: The applicant provided a
cross-section on the civil details sheet (C-
4.0) that shows a good depiction of this
frontage.

Street Trees:

e For Street Buffers 6 feet and less small and/or
medium trees may be used.

e For Street Buffers wider than 6 feet medium and/or
large trees may be used.

e Medium and small trees shall be spaced a minimum
of 20 and a maximum of 40 feet on center.

e large trees shall be spaced a minimum of 40 and a
maximum of 60 feet on center.

e The minimum clear branch height is 7 feet.

Complies with FBC

Staff Note: The street trees comply with
the minimum and maximum distances.
An additional street tree will need to be
added in the park strip north of the north
access. The trees should be spaced to
not conflict with street lighting.

species.

standards found on page 36 of FBC.

e  Must work with City Urban Forester/Arborist if the
area between the curb and property line is less
than nine feet to determine appropriate tree

e Tree Species and Diversity must comply with

B. BUILDING TYPE STANDARDS (FBC Chapter 6)

Townhouse Building Type - 6.9:

1. Building Site

Standard:

Staff Analysis:

Minimum Unit Width: 20 feet
Maximum Building Width (Or # of Units):
140’ (or 6 units)

Complies with FBC

Maximum Impervious Coverage: 60%
Additional Semi-Pervious Coverage: 20%

Complies with FBC

Staff Note: According to the site plan and
landscape plan the site has a total impervious
coverage area of 58% (28% pavement and 30%
buildings). The rest of the site is landscaping
(24%), a gravel path (3%), and permeable pavers
(15%).

2. Site Access & Parking

Standard:

Staff Analysis:

facade; front facade as noted in 6.9.2.

Parking & Loading Location: Rear yard/rear

Complies with FBC

Staff Note: The majority of the townhomes
include rear loaded garages, with the exception
of the four (4) townhomes on the north and the
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two (2) townhomes at the south end of the
development. Those townhomes are permitted
to have front loaded garages based upon the
standards outlined in Section 6.9.2 of the FBC.

Vehicular Access: From ally; if no ally exists,
1 driveway per building per street frontage
(garage must be recessed behind entrance)

Complies with FBC

Building Location

Standard:

Staff Analysis:

Multiple Principal Buildings: Permitted

Complies with FBC

Staff Note: There are thirteen (13) separate
townhome buildings with a total of sixty-three
(63) townhomes units.

Front Build to Zone: 5-20 feet (10’ minimum
if not facing a street)

Complies with FBC

Corner Build to Zone: 5-15 feet

Complies with FBC

Occupation of Corner: Not Required

Not Applicable

Property Front Line Coverage: 65%

Complies with FBC

Minimum Side Yard Setback: 5 feet

Complies with FBC

Minimum Rear Yard Setback: 5 feet

Complies with FBC

Building Massing

Standard:

Staff Analysis:

Minimum Overall Height: 2 Stories (1 story
allowed for ADA units)

Complies with FBC

Staff Note: All of the townhomes are three (3)
stories tall except for the north and south row of
townhomes which are two (2) stories.

Maximum Overall Height: 3 Stories

Complies with FBC
Staff Note: The maximum height of the
townhomes is three stories tall.

Building Stepback: Not Required

Not Applicable

Ground Story: Minimum Height — 9 feet

Maximum Height — 14 feet
(Floor height is measured in feet between
the floor of a story to the ceiling of a story
e.g., clear height)

Complies with FBC

Upper Stories: Minimum Height — 9 feet

Maximum Height — 14 feet
(Floor height is measured in feet between
the floor of a story to the ceiling of a story
e.g., clear height)

Complies with FBC

Permitted Roof Types: Parapet, Pitched, Flat

Complies with FBC

Tower: Not Permitted

Not Applicable
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Facade requirements apply to all facades facing a public or private right-of-way.

Standard:

Staff Analysis:

Blank Wall Limitations:
Limitation of windowless area permitted on
a facade with street frontage:

(a) No rectangular area greater than
30% of a story’s facade, as
measured from floor to floor, may
be windowless; and

(b) No horizontal segment of a story’s
facade greater than 15 feet in width
may be windowless.

(a) Complies with FBC

(b) Complies with FBC

Vertical ~ Fagade  Divisions:
between units.

Required

Complies with FBC

Staff Note: The proposed townhomes are
separated by changes in building materials that
comply with the code width standard.

Horizontal Fagade Divisions: Required per
entrance type requirements.

Complies with FBC

Front Facade Entrance: Porch or Stoop

Complies with FBC

Building Fenestration (Applicable to front/street facing facades only)

Standard:

Staff Analysis:

Minimum Ground Story Transparency: 20%
As measured between 2 feet and 8 feet
above grade.

Complies with FBC

Minimum Upper floor Transparency: 20%
A general minimum transparency
requirement shall be measured from floor
to floor for each story.

Complies with FBC

Principal Entrance: Front or Corner Facade

Complies with FBC

Required Number of Street Entrances: 1 per
unit.

Complies with FBC

Building Uses

Standard:

Staff Analysis:

Ground Story: Residential

Complies with FBC

Upper Stories: Residential

Complies with FBC

Parking within Building: Permitted fully in
basement and in rear of the ground floor.

Complies with FBC

Staff Note: The front-loaded townhomes are
permitted to have garages along the front of the
townhomes and parking in the front of the
ground floor. See page 63 of FBC for clarification
of this standard.

Required Occupied Space: 30 feet deep on
all floors from front facade.

Complies with FBC
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Building Design Standards

Standard:

Staff Analysis:

Primary Facade Materials: Primary materials shall be used for
a minimum of 60% of each fagade of the buildings in the T-C,
T-R, and C-C zoning districts.
(a) Permitted Primary Materials:

(i) Stone

(ii) Brick

(iii) Wood Siding

(iv) Fiber Cement Board (lapped, shingled, panels)

(v) Glass

(b) Primary building materials may not include vinyl siding
or aluminum slat siding.

Complies with FBC

Secondary Facade Materials: Secondary materials are to be
used to highlight details and/or provide accents and
architectural variety. Secondary materials shall be used for a
maximum of 40% of each facade for buildings in the T-C, T-R,
and C-C zoning districts.

(a) Permitted Secondary Materials:

(i) All primary materials may be used as
secondary materials.
(ii) Fiber reinforced materials for trim and

cornice elements, including:
i Glass Fiber Reinforced Concrete
(GFRC)
ii. Polymer-modified Glassfiber
Reinforced Gypsum (PGRG)
iii. Fiberglass Reinforced Plastic (FRP)
iv. Glassfiber Reinforced Gypsum (GRG)
(iii) Metal (beams, cast, sheet, extruded) for
beams, lintels, trim, and ornamentation, and
exterior architectural metal panels and
cladding.
(iv) Exterior Insulation and Finishing Systems
(EIFS) and/or stucco.
i Permitted on any area of the fagade
for buildings in the T-C, T-R, and C-C
zoning districts.
(v) Pre-cast Concrete
(vi) Cast Stone

Complies with FBC

Color: Main building colors shall utilize traditional palettes
from any major paint manufacturer. Other colors may be
utilized for details and accents, not to exceed a total area
larger than 10% of the facade surface area.

Complies with FBC

Windows: All upper story windows shall be detailed with trim
or molding at least four inches in width. Additionally, all upper

Complies with FBC

Staff Note: The windows for the

townhomes have a

trim

that
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story windows shall incorporate at least one of the following
accent details:
(a) Mullions and/or Transoms;
(b) Shutters or canopies proportional to window size;
(c) Recessed inset of at least two inches from the facade;
(d) Lintel and/sill detail.

measures four inches (4”) thick to
comply with code. The windows
include a sill as the accent detail.

Awnings, Shutters, and Appropriate Grade of Materials. See
Section 6.13.5 (4).

Staff Note: This standard does not

Not Applicable

apply to the Townhouse or Garden
Court building types.

Building Variety: Building design is required to vary between
vertical facade divisions and from adjacent buildings by the
type of dominant material or color, scale, or orientation of
that material and at least two of the following.
(1) The proportion of recesses and projections.
(2) The location of the entrance and window placement,
unless mixed-uses are utilized.
(3) Roof type, plane, or material, unless otherwise stated
in the Building Type requirements.

Complies with FBC

Outdoor Space for Residential Development: Each residential
unit must be provided with a minimum of 75 square feet of
outdoor space. Use of roof tops to meet outdoor space is
allowed in all districts. Outdoor spaces include: balconies,
patios, porches, stoops, front and back yards. Unfenced areas
within setback spaces are not considered functional outdoor
space.

Complies with FBC

Staff Note: The units are provided
with balconies and patios that add up
to meet this standard.

C. SITE & LANDSCAPE STANDARDS (FBC Chapter 7)

The landscape chapter of the FBC outlines standards for site specific landscaping, parking lot landscaping
and site buffering. The applicant has provided a landscape plan and will need to provide an irrigation plan
for final approval. As required by code, the landscape plan has been prepared by a licensed landscape

architect.

1. General Plant Requirements

Standard:

Staff Analysis:

Plant Requirements:

(a) 20 trees are required per 1 acre of project. Street
trees do not count toward this requirement.

Non-Compliance with FBC

Staff Note: The property survey and
application indicate that the
development site is 3.015 acres. A total
of 60 trees are required and 36 are being
provided. There are 9 existing trees
shown along the south property line
that are not included in the plan
tabulations which could be added to
bring the number of trees provided to
45. This code standards does not include
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(b) 50 shrubs are required per 1 acre of project. 2
ornamental grasses or perennials count as 1 shrub
up to 60% of required shrubs.

(c) The maximum amount of landscape area than may
be turf grass is 60%.

street trees in the calculation to meet
this standard.

A total of 151 shrubs are required and
1,354 are provided. An additional 242
grasses are also provided.

Based upon staff calculations the
percentage of turf grass complies with
code.

Plant material shall be placed around the perimeter of the
building footprint in a 5 foot minimum planting strip with the
exception of entrances, utilities, and where required
setbacks are less than 5 feet. For setbacks less than 5 feet,
plant materials shall be placed around the perimeter of the
building footprint in a planting strip the dimension of the
setback, unless no setback exists.

Complies with FBC

Plant Selection: A minimum of 60% of planting selection
must be water wise. Plants may be selected from the State
of Utah waterwise plant list at
https://waterwiseplants.utah.gov or the Conservation
Garden Park database at
https://conservationgardenpark.org/plants.

Complies with FBC
Staff Note: 66.6% of the plants used are
water-wise.

Size of Plants: See Table 7.2 (1) for minimum sizing
standards.

Complies with FBC

District Transition Buffer

This buffer is required along all property lines that abut a T-R district or existing residential that is not
in the Downtown FBC area. This development is within the T-R zoning district and abuts existing
residential to the west and south of the detention basin not in the Downtown FBC area; therefore,
this buffer is required along the west and southern most property line.

Standard:

Staff Analysis:

Buffer Depth and Location: The buffer is required to have a
depth of 10 feet between existing residential and all FBC
districts.

Buffer Landscape Requirements: The landscape screen of
the buffer is required to have minimum width of 5 feet. A
continuous double row of shrubs is required within the
screen with a minimum width of 24 inches with shrubs
spaced no more than 36 inches apart on center. The shrubs
must maintain a height of 24 inches within 1 year of
planting. A minimum of 15 shrubs are required for every
100 feet and at least 1 medium or large shade tree is
required every 40 feet within the buffer area. To meet tree
canopy goals, a minimum of 1 medium or large shade tree

Complies with FBC

Staff Note: The proposed buffer includes
the five-foot (5’) landscape screen
required by code as well as a
decomposed granite path that provides
access throughout the site to and from
the site amenities.
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is required for every 200 square feet of buffer, this is
excluding the area within the required landscape screen
that includes 1 tree every 40 feet.

Fence Requirement: A six-foot opaque fence is required
along the buffer area along the property line. The material
must complement the adjacent building of the property
that it is located. White vinyl and chain link with slats are
not allowed.

The plans indicate that a six-foot grey
vinyl fence will be provided along the
property line.

Parking Lot Buffer

This buffer is required in areas where a parking lot is adjacent to a right-of-way and either a front,
rear, or side property line. The parking lot spaces located at the south end of the development do not
include the parking lot buffer which needs to be installed as required by the FBC on page 84. No other
parking areas are located in areas that would necessitate these development standards.

Standard:

Staff Analysis:

Buffer Depth and Location: The buffer is required to have a
depth of 7 feet, but can be reduced to 5 feet for the side
and rear areas if structural soil or an urban root system is
used.

Buffer Landscape Requirements: The landscape screen of
the buffer is required to have minimum width of 5 feet. A
continuous double row of shrubs is required within the
screen with a minimum width of 24 inches with shrubs
spaced no more than 36 inches apart on center. The shrubs
must maintain a height of 24 inches within 1 year of
planting. A minimum of 15 shrubs are required for every
100 feet and at least 1 medium or large shade tree is
required every 40 feet within the buffer area.

Fence Requirement (optional): A six foot opaque fence is
required along the buffer area along the property line.
White vinyl and chain link with slats are not allowed.

Non-Compliance with FBC

Staff Note: This parking area is located
adjacent to the south side property line
and includes a total of nine feet (9’) of
buffer from the property line to the
parking spaces. This area includes a
pedestrian connection  for  the
development to the public sidewalk. The
landscape area exclusive of the
pedestrian walkway is five feet (5’) wide.
This landscape buffer can be five feet (5’)
if structural soil or an urban root system
is provided. That detail will need to be
added to the plans. The landscape buffer
is using existing landscape trees but does
not include the hedge along the full
length of the buffer. The plans will need
to be revised to provide the hedge for
the full length of the buffer.

As stated in code, a fence is not required
for this buffer. The plans indicate that
the existing fence will remain. The plans
will need to be revised to indicate the
type of fence material that the fence is
made of and if that fence is part of this
property or the adjacent property to the
south. If it is a fence for this property,
then it will need to comply with the
fence standards outlined in the code. If

10
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it is part of the adjacent property, then
no changes are necessary.

4,

Interior Parking Lot Landscaping

Standard:

Staff Analysis:

Landscape Island Requirements:

Landscape islands are required at the terminal
ends of free-standing rows of parking and
after every 9™ parking space for rows of
parking greater than 12 spaces.

The islands are required to be a minimum of 5
feet wide. Any island under a width of 15 feet
are required to be provided with structural
soil under any paved surface within a tree’s
critical root zone. Islands under 9 feet wide
must install an aeration system and utilize
permeable pavement for the curb and gutter.
A minimum of 1 medium or large shade tree
is required per island. The islands shall be
designed to accommodate storm water runoff
(as bio-swales) where the drainage plan can
be reasonably designed to accomplish that
objective.

Staff Note: The parking lot islands on each end

Non-Compliance with FBC

of the parking rows meet the minimum width
requirement of five feet (5’). The plans will
need to be revised to design the islands to
accommodate storm water as bio-swales. The
islands will need to have an aeration system
and have structural soil for the tree’s critical
root zone.

Landscape Median Requirements:

Landscape medians are required for each
free-standing bay of parking along the length
of the bay.

The medians shall be designed with the same
minimal standards as the islands for width,
soil structure, aeration, and permeable
pavement where necessary.

The medians shall include a minimum of 1
medium or large shade tree and shall also be
designed to accommodate storm water runoff
as a bio-swale.

Not Applicable

Tree Requirements:

Each parking lot space must be located within
50 feet of a tree planted within the parking
lot interior.

A minimum of 1 shade tree must be planted
within the parking lot interior or within 7 feet
of a parking lot’s edge for every 5 parking
spaces.

Tree Shade Goal: Within 20 vyears of
installation, 25% of the interior of the parking
lot should be shaded by tree canopy.

Complies with FBC

11
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5. Landscaping Screening
Standard: Staff Analysis:
Open Storage & Refuse Areas Screening | Not Applicable
Requirements: Staff Note: The applicant has indicated that

No open storage or refuse area is permitted in
the front or corner side yards, within 10 feet
of a property line, and between the building
and street.

An opaque screening wall is required on 3
sides of the dumpster and bin areas. The wall
shall be the higher of the following: 1) 6 feet,
2) Height of the use being screened, 3) Height
as determined by the City to accomplish the
objective of screening.

Openings that can be visible from a public way
or adjacent properties must be furnished with
opaque gates.

If the refuse area is located within a larger
paved area, landscape islands must be located
on 3 sides of the area with at least 1 medium
or large shade tree in 1 of the landscape areas.

the townhomes will be provided with
individual trash cans and there will not be a
refuse dumpster. If a dumpster will be used,
then the plans will need to be revised to
comply with these standards.

Utility Appurtenances Screening Requirements:

Large Private Mechanical Equipment: Shall be
fenced with an opaque wood or brick-faced
masonry on all sides facing a right-of-way.
Small Private Mechanical Equipment: Shall
have landscape screening and a shrub bed
containing shrubs spaced no more than 36”
on center.

Non-Compliance with FBC

Staff Note: The utility plan shows individual air
conditioning units in the front of each unit. As
stated in the code the a/c units would be small
private mechanical because they are smaller
than four feet (4’) in height. The plans will
need to be revised to provide the landscape
screening for the a/c units as required by code.

Miscellaneous Landscaping Requirements
The remaining sections of the landscape chapter provide requirements for the installation of
landscaping, the condition of landscaping, bonding for landscaping, and ongoing maintenance of
landscaping. It is the responsibility of the applicant to be familiar with these standards and compliance
with these standards, should the Commission move to approve the plans, these standards are required
as a condition of approval as listed at the end of this report.

D. CIVIC OPEN SPACE STANDARDS (FBC Chapter 8)

As outlined in Chapter 8 of the FBC, residential only developments that are less than five (5) acres in
size, are not required to provide a civic open space. The City’s standard park impact fee will still be
applied, but no additional percentage of the property or fee for civic open space is required.

E. PARKING STANDARDS (FBC Chapter 9)

Motor Vehicle Parking

As stated in the background section of this report, this development proposal currently includes sixty-
three (63) two and three-bedroom townhomes each provided with two car garages. The table below
includes the parking requirements for this development.

12
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Square Footage or Number of

Parking Standard Bedroom Units

Requirement

2.3 spaces / 3+bedroom unit 40 Units 92 Spaces
1.725 spaces / 2-bedroom unit 23 Units 40 Spaces
1 bike rack space/5 dwelling 63 Units 13 Spaces
units

Itis important to note that the townhomes will have two-car garages except for the two units at the south
end of the development and two at the north end that have one-car garages and a carport space equating
to 126 total garage and covered parking spaces. Based upon the table calculations 132 total parking spaces
are required. With ten (10) guest parking spaces and 126 garage or covered parking spaces, the project is
provided with sufficient motor-vehicle parking spaces.

The plans do indicate the locations of the bicycle parking with U shaped racks placed throughout the site.
A total of sixteen (16) bicycle parking spaces are called out on the site plan, but staff is only able to locate
twelve. The plans will need to be revised to show the location for all sixteen spaces called out on the site
plan. (Non-Compliance)

Snow Removal

As outlined in Clearfield City Code Section 11-13-5 G “Snow Stacking Area”, “Every parking lot design shall
plan for a snow stacking area to accommodate the stacking volume of a four-inch (4”) snow base over the
entire parking lot.” The plans are compliance with code and indicate the locations for snow stacking
throughout the site.

CITY DEPARTMENT / AGENCY REVIEW

On March 12, 2021 copies of the plans were provided to the North Davis Sewer District, North Davis Fire
District, Review Engineer, Building Official, and Public Works staff. The Review Engineer and the North
Davis Fire District have provided review letters which are included as attachments to this report. No other
comments have been provided to date.

All comments and conditions must be met prior to issuance of final land use approval. Compliance with
those requirements are included as part of the conditions of approval in the following section.

CONCLUSION AND STAFF RECOMMENDATION

The Downtown Clearfield Form-based Code allows the Planning Commission to: 1) approve, 2) approve
with conditions, or 3) deny the application until it can meet City Standards.

Based upon a review of all applicable code standards, staff recommends that the Planning Commission
approve as conditioned SP 2021-010071, a site plan review request by Dan Bridenstine with US
Development for a 63-unit townhome development for the property located at 880 S. State Street (TIN:12-
823-0301). This recommendation is based on substantial compliance with the Form-based Code and minor
revisions needed to comply with the Form-based Code as outlined in the discussion and findings of the
Staff Report.

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. Final land use approval
includes, but is not limited to Planning, Engineering, and the North Davis Fire District. An application for
a building permit will not be accepted until final land use approval is granted.

1) The plans should be revised to address all Clearfield City Engineering standards and comments as
outlined in the review letter.

13
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The plans shall be revised to comply with North Davis Fire District standards outlined in the review
letter.

The site landscaping shall be revised to provide 20 trees for every 1 acre of the development as
required by code.

The parking lot landscape buffer on the southeast end of the development shall be revised to
comply with the standards of the FBC as outlined in the staff report.

The landscape islands shall be revised to comply with the code standards outlined in the staff
report.

The air conditioning units shall be screened as required by code as outlined in the staff report.

The plans shall be revised to provide bicycle parking required by code and as outlined in the staff
report.

The plans shall be revised to address all other city comments not already called out as conditions
of approval and noted on the plans.

ATTACHMENTS

=
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Cover Sheet and Notes

Boundary Topographic Survey

Demolition Plan

Erosion and Sediment Control Plan

Overall Site Plan, North and South Site Dimension Plans
Grading and Drainage Plan

Utility Plan

Civil Details

Landscape Plan

. Overall Building Plans

. Unit Floor Plans

. Exterior Elevations

. Building Renderings and Materials

. Engineering Review Letter dated 22 March 2021

. North Davis Fire District Review Letter dated 23 March 2021
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CLEARFIELD STATE STREET REAL PROPERTY, LLC
471 W HERITAGE PARK BLVD. STE §

LAYTON, UT 84041
CONTACT:

DAN BRIDENSTINE
PHONE: 801-544-3443

SITE DIMENSION
PLAN - NORTH
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CIVIL ENGINEERING CONSULTANTS, PLLC.

5141 South 1500 West
Riverdale City, Utah 84405
801-866-0550

22 March 2021

Clearfield City
55 South State Street
Clearfield City, Utah 84015

Attn:  Brad Mcllrath, Senior Planner

Proj: Indigo Eight 80 Townhomes Apartments

Subj: Review #2 — Improvement Drawings — 2™ Preliminary Review

Dear Brad,

Attached is our review of the above referenced Townhome Apartment Project. The drawings are
still very “Preliminary” and will need considerably more work; many of our 11" of February 2021
review comments remain unaddressed.

The comments below will need to be resolved prior to our recommendation for approval.

General Note:

Please request the Developer or his Engineer, submit a response letter with their re-
submittal of drawings answering all Engineering review comments contained herein.

1. An electronic copy of the Improvement drawings and all details must be submitted to the
Public Work Department for record keeping upon design completion and prior to approval
of the final drawings from our office.

Site Plan — Improvement Drawings

1. A “Geotechnical Report” needs to be prepared and submitted for review. The “Geotechnical
Report” for the entire site will need to be developed. The report should address the
placement of the buildings, bearing capacity of the soils, depth of sub-base material for the
paved areas, thickness of the roadbase and asphalt materials for the paved areas on-site
(pavement design), and the driveways and parking lot, ground water depths and soil
percolation, liquefaction along with the other typical report items.

Not submitted or addressed with review comments.




2. The access to the residential townhomes by emergency vehicles (driveway lengths), delivery
services, guest visits and people with disabilities, is a standard engineering concern with any
residential development.

o I agree with the review comments from the Developer’s Engineer that the above
items may not be governed strictly by law, zoning ordinances and handicap
requirements and are therefore, not required; but we at the City Engineers office are
very concerns for safety and access for the residents and guests with or without
handicaps.

o Location of the townhome apartments, (private street names with an address
number) for location by emergency services, delivery services and guests will help
considerably and is required.

o The two-foot turn-arounds are basically useless (a minimum of a 10’ turn-around
(backup and turning distance) past the furthest garage is generally the accepted
minimum). Snow stacking in the 2-foot area and on the pedestrian walkway cannot

be approved.

Recommendation: The following site modification solves the majority of major problems and
concern on the site:  (See the scanned redline of the overall site plan — C-1.0)

o Consideration for an additional access roadway along the westerly side of the
development would change the dynamics of this development, for the better.

Having an access roadway along the westerly property line would solve the following
concerns:
® Better access to and from the apartments for all residents.
= Access for moving vehicles.
= Access for solid waste vehicles.
®= Access and safe turn-a-round for the Fire Department (major
improvement). Backing large vehicles is dangerous and difficult.
= Access for delivery of goods to the apartment dwellings.
=  Access to the Utilities - culinary water, sanitary sewer, storm water —
maintenance, cleaning, and repair. Access to fire hydrants for flushing.
® Pedestrian access along the westerly side of the buildings.
= Storage for snow stacking along the westerly side of the additional access
roadway.
=  Many other.

Storm Water Concerns: Not submitted or addressed with review comments.

1. The storm water study and storm water collection system design are very preliminary and will
need to be finished for review.

e During my initial check of the 100-year storm event for this site, I calculated the peak
storm collection at 90 minutes with a storm water storage volume at 14,100 cubic feet
which is considerable different than the rough calculations submitted.



e The orifice structure design detail and the overflow spillway design detail will need to be
submitted and the plan/profile of the outfall storm water system must be submitted.

e The plan and profile drawings for the storm piping along 950 South Street is required.

e The 80% percentile storm volume will need to be calculated and the storage must be
incorporated into the storm water detention basin design.

e The “Drawing sheet C5-2.0” is very hard to read due to so much information that is
being presented. This drawing will need to be separated into other drawings and/or some
layers turned-off and resubmitted.

e All open detention basins (basin floor) and underground storage will need to be a
minimum of 3> above the seasonal high ground water elevation. Test pits and borings at
the basin locations are required. The open storm water basins will require a 127
freeboard berm in the basin design.

e The orifice should be located such that when the orifice is plugged the maintenance
workers will not have to go underwater to unplug the orifice. The orifice structure should
have two 4’ x 4 chambers that will provide a dry access to the orifice for cleaning. The
orifice structure will need to have easy access for maintenance by men and equipment.

e An overflow spillway will need to be designed with drawings submitted for review.

e A maintenance schedule and maintenance plan will need to be prepared and included with
the site improvement drawings.

e There needs to be clear vehicle access into the storm water storage basin for cleaning,
maintenance, and repair equipment.

Culinary Water Concerns: Not submitted or addressed with review comments.

1. The culinary water design is very preliminary and will need to be finished.

A culinary water demand study of the apartment site demands will be required to be
submitted in order for the City Engineers office to evaluate with the “Water Model” the
capacity and availability of culinary water. All of the waterlines on the site are required to
be 8” diameter at minimum, per City standards.

The detail design of the water meter vaults must be submitted for review.

All pipeline construction materials and pressure classes must be called out on the
drawings.



e All irrigation connections will require a reduced pressure, double check backflow device,
and the detail will need to be placed in the drawings.

e Tire hydrants are missing around Building “L” and “M”.

Sanitary Sewer Concerns:

1. The sanitary sewer design is very preliminary and will need to be finished.
° All pipeline construction materials, pipeline diameters, slopes should be called out on
the drawings along with plan and profile design, manholes, pipelines, laterals.
Basically, the sanitary sewer design needs to be finished.

° Manholes are required at the end of all pipelines rather than clean-outs.

o In order to evaluate down-stream sanitary sewer capacity a discharge capacity study
for the apartments will need to be submitted.

Miscellaneous Concerns:

1. Drawing details need to be included with the drawings: (i.e., water meters, inlet storm water
catch-boxes with flow line troughs, storm water facilities and structures, driveway approaches,
curb & gutter, sidewalk, meter vaults, etc.).

2. How will the landscaping be irrigated — show location for meters and backflow devices.

3. The grading plan will need to be submitted. The design will need to show the finished
elevation, grades and slopes with tbhc elevations, cross-slopes, and directional arrows, etc.

We would be happy to meet with the Developer and/or his Engineer to review the above items
should they have any questions.

Sincerely,
CEC, Civil Engineering Consultants, PLLC.

N. Scott Nelson, PE., SE.
City Engineer

Cc. Adam Favero, Public Works Director
Braden Felix, PE., Deputy Public Works Director
Brad Wheeler, Street and Storm Water Superintendent
Kenny England, Utility Superintendent

Attachments



TO:

FROM:

RE:

DATE:

From the Desk of
Deputy Chief John Taylor

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

Fax: (801) 525-6935
Mobile: (801) 510-1895
Email: jtaylor@nofires.org

Dan Bridenstine / Developer
Brad Mcllrath / Clearfield City Planner

John Taylor / Fire Marshal

Indigo Eight 80 Townhomes

March 23, 2021

I have reviewed the revised site plan submitted for the above referenced project. The Fire Prevention Division of this
Fire District has the following comments/concerns.

1.

After the first review of this project, I had a series of email and phone conversations with Michael Staten
(Project Engineer) concerning the placement and spacing of the fire hydrants. The plan set 3-10-21 has
removed 2 hydrants (1 between building A & B, and 1 on the west end of building L) which creates an
increased distance between hydrants. As I explained to Michael, tactically the hydrants at the end of dead-
end lanes or cul-de-sacks are rarely used but [ understand that they also serve a function for end of the line
blow off. The requirement that must be maintained is the maximum distance from any point on the street,
road or lane frontage to a fire hydrant cannot exceed 250 feet. With the removal of the hydrant on the west
end of building L, the distance from a hydrant to the frontage of buildings L and M is in excess of 250
feet. Even though the area on the north end of the project is adequately covered with the dead-end hydrants,
the hydrant that was removed from in between buildings A & B makes the efficiency of a fire response
reduced. Tactically that hydrant is more beneficial than the ones at the ends of the dead-end drives. I
thought that Michael and I had resolved that issue.

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.



M Planning Commission | AGENDAITEM
5/(3”/4‘5/4& STAFF REPORT #2

we've gotit made

TO: Clearfield City Planning Commission

FROM: Brad Mcllrath, Senior Planner
brad.mcilrath@clearfieldcity.org
(801) 525-2784

MEETING DATE: Wednesday, April 7, 2021

SUBJECT: Discussion and Possible Action on FSP 2021-020027, a final subdivision plat
request by Shelly Eskelson for a 9-Lot single-family subdivision at the subject
location. Location: 50 West 200 South (TIN’s: 12-020-0062). Parcel Area: 1.5
acres. Zone: R-1-6 (Residential). Planner: Brad Mcllrath (Administrative Action).

RECOMMENDATION

Staff recommends that the Planning Commission forward a recommendation of APPROVAL to the
Clearfield City Council for FSP 2021-020027, a final subdivision plat request by Shelly Eskelson for a 9-Lot
single-family subdivision for the property located at 50 West 200 South (TIN: 12-020-0062). This
recommendation is based on the subdivision conditions and findings in the Staff Report.

PROJECT SUMMARY
Project Name Weaver Meadows Subdivision
Site Location 50 West 200 South
Tax ID Number 12-020-0062
Applicant Shelly Eskelson
Owner Kyle Weaver
Proposed Actions Final Subdivision Plat Approval
Current & Proposed Zoning R-1-6
General Plan Land Use Classification | Residential
Gross Site 1.5 Acres

. . . _— General Plan
Surrounding Properties and Uses: Current Zoning District | Land Use Classification
North | Residential Single-Family R-1-8 (Residential) Residential
East Union Pacific Railway N/A N/A
South Re5|der.1t|al Single-Family & M-1 (Manufacturing) Business Park

Industrial
West Re5|de.nt|al Single-Family & R-1-8 (Residential) Residential

Hamblin Park




PSP 2020-020018, Weaver Subdivision
1 April 2020 PC Meeting

Aerial Image & Zoning ‘

Driveway,
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BACKGROUND & ANALYSIS

The applicant is requesting final subdivision plat approval to subdivide the property for a 9-Lot single-
family subdivision. Preliminary subdivision plat approval was granted by the Planning Commission on
April 1%, 2020. The proposed subdivision will have a public residential street that will connect to 200
South. Along the west side of the subdivision is Hamblin Park and on the east side is a Union Pacific
Railroad spur line that connects to the Freeport Center. It will be necessary to loop the water line to
improve water quality, flow, and pressure for the subdivision. To loop the water line located in 200
South and connect it to the water line in 150 West, the subdivision will be provided with a fifteen foot
(15’) public utility easement (PUE) that is shared between Lots 3 & 4.

Lot Area, Frontage, and Setback Regulations

The R-1-6 Zone requires that each lot have a minimum area of 6,000 square feet, a lot width of sixty feet
(60’) for an interior lot and seventy feet (70’) for corner lots, with a minimum lot frontage of fifty feet
(50°). The difference between the frontage requirement and width requirement is that frontage is
measured at the front property line and the width is measured at the front setback line. All the
proposed lots comply with the minimum required lot area of the R-1-6 Zone. Lots 5 & 6 have lot
frontages of less than fifty feet (50’) at roughly forty-four feet seven inches (44’7”) each. All the lots in
the subdivision comply with the minimum width requirements, but lots 5 & 6 will need to be revised to
provide a minimum of fifty-feet (50’) of property frontage as required by code.

The R-1-6 Zone requires the following building setbacks:
Front Yard: Twenty feet (20’)



PSP 2020-020018, Weaver Subdivision
1 April 2020 PC Meeting

Side Yard: Six feet (6')
Side Yard, Corner Lots: Twenty feet (20’)
Rear Yard: Twenty feet (20’)

The lots comply with the minimum setbacks required for the R-1-6 Zone.

Roadway Design and Access

As outlined in the Public Works Construction and Development Standards as well as the Subdivision
Ordinance (Title 12), a residential street is required to have a right-of-way width of sixty feet (60’). The
residential street includes a road width from top back of curb to top back of curb of forty-one feet (41’),
a four and a half foot (4 1/2’) park strip, and a four foot (4’) wide sidewalk. The proposed street
complies with these standards. The cul-de-sac or street bulb as referred to in ordinance, is required to
have minimum radius of fifty feet (50’). The proposed cul-de-sac meets this standard.

Railroad Buffer Fencing

As required in development standard K of the Street Improvement standards of the Subdivision
Ordinance (12-9-7K), a six foot (6’) tall non-climbable fence must be installed, “along all open ditches,
canals or waterways, nonaccess streets, open reservoirs or bodies of water, railroad right-of-way and
other such features of potentially hazardous nature.” Due to the grade change from the railroad spur
and the subject property (subject property lower than railroad), the applicant may need to install a
retaining wall to ensure that the railroad right-of-way land does not settle onto the future lots and
create a hazard for the residents and the railroad. Based upon this standard, a six foot (6’) non-
climbable fence will need to be installed along the east property line of lots 5-9.

General Plan and Zoning

The parcel included in the proposed subdivision is designated as residential in the General Plan along
with the residential properties to the north and west. With conditions, the proposed subdivision will
conform to the development standards of the R-1-6 zone.

FINAL SUBDIVISION PLAT REVIEW

The final subdivision plat, including the civil drawings was submitted for review by City Planning,
Engineering, and Public Works staff. Resubmittal of the plans to address comments and to obtain final
land use approval will be required following City Council approval. The Clearfield City Engineer has
reviewed the plat and plans. Comments were provided in the attached review letter dated March 26,
2021. As required by ordinance, the applicant previously submitted a Geotechnical report for review by
the City Engineer. Due to the high-water table on this property, the applicant submitted a revised
Geotechnical report that addressed the building foundations of the future homes as well as imported
soil to address the water issues. The report was provided shortly before the drafting of this report and
has been forwarded to the City Engineer for review. The North Davis Fire District has reviewed the plat
and plans and provided comments in the attached review letter dated March 22, 2021.

PUBLIC COMMENT

A public notice sign was posted on March 26™, 2021 along the 200 South frontage. As of the date of this
report, staff has not received comment regarding this subdivision request.

FINAL SUBDIVISION PLAT - CONDITIONS OF APPROVAL

1) Plans shall be revised to address Clearfield City Engineering requirements prior to the
resubmittal of the plat and plans for final land use approval.

2) Lots 5 & 6 shall be revised to have a minimum frontage width of fifty feet (50’) as required by
ordinance.



PSP 2020-020018, Weaver Subdivision

1 April 2020 PC Meeting

3) A six foot (6’) tall non-climbable fence shall be installed along the railroad right-of-way as
required by ordinance.

4) If a retaining wall for the grade change is necessary, the wall shall be engineered and
constructed in accordance with approved engineering and construction standards.

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

6) An Escrow agreement will be subject to approval by the City Engineer and City Attorney and
an escrow account shall be established prior to obtaining any permits being issued for the
properties or plat being recorded. Installation of required improvements or an escrow
account shall be established prior to recordation of the Final Plat as outlined in 12-4-6.

ATTACHMENTS

1. Preliminary Subdivision Plat

2. General Notes Page

3. Demolition Plan

4. Grading Plan

5. Road Profile and Details

6. Utilities Plan

7. Water Details

8. Sewer Details

9. Storm System Details

10. ADA Accessibility

11. Storm Water Pollution Prevention Plan (SWPPP)

12. Engineering Review Letter dated 26 March 2021

13. North Dauvis Fire District Review Letter dated 22 March 2021
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CIVIL ENGINEERING CONSULTANTS, PLLC.

5141 South 1500 West
Riverdale City, Utah 84405
801-866-0550

26 March 2021

Clearfield City
55 South State Street
Clearfield City, Utah 84015

Attn:  Brad Mcllrath, Senior Planner
Proj:  Weaver Subdivision
Subj:  Review #2 — Review comments for Plat & Improvement Drawings

Dear Brad,

Attached is our review of the above referenced Plat and Improvement Drawings for your
consideration. The following comments will need to be resolved prior to receiving recommended
approval from our office.

Please Note the Following:
This Subdivision as several difficult problems and I would suggest we meet with the
Developer and his Engineer and discuss those particular issues.

General Notes:

Please request the Developer or his Engineer, submit a response letter with their re-

submittal of drawings answering all Engineering review comments contained herein.

Plat

1. Upon final approval and the printing of the mylar Plat, we want to request the date-Month
& Year be added under the “Subdivision Title”.

2. It would be helpful to place the “allowed building pad” on the individual lots since the lots
are not very deep.

3. The easement between lot #3 and lot #4 for is for the new waterline and should be
designated as a Clearfield City waterline easement only and not a general public utility
easement.




Improvement Drawings — General Issues:

1. The “Geotechnical Study” will need to be revaluated for seasonal ground water. The
report results indicate that the test holes were taken in July 2019 and with personal
knowledge I have witnessed every Spring that the ground water is at the ground surface for
many weeks.

In evaluating the perimeter land drainage system, the percolation rate of the soil needs to be
evaluated immediately with the Spring precipitation. Addendum to the Geotechnical Report
is required to be submitted in regards to ground water evaluation. The land drainage system
shown will also need to be considered by the Developer’s Engineer following discussion
with his Geotechnical Engineer. Comments on the use of basements on the subdivision lots
also needs to be evaluated and stated in the report by the Geotechnical Engineer.

2. The Storm Water Plan with all required calculations will need to be prepared and submitted.

e The calculations and the management of the 80-percential storm water volumes will
need to be submitted for review.

e Waterways crossing public roadways will not be approved. The storm water piping
collection system will need to be extended up the street and to the easterly side of 50
West Street along with the required inlet catch basin boxes, manholes and
combination box at the easterly end of the subdivision.

3. Demolition Plan:

e Note #6 will need to be corrected — All existing utilities being removed, and
abandon must be capped and disconnected at the location of the main service line
(not just near the main line).

e The current drawing date is needed under the title block of the drawing.

4. Grading Plan:

e On the curb & gutter design show the curb & gutter slopes adjacent to the
directional arrows (minimum slope approved is 0.5%).

e Secveral references on the drawings will need to be adjusted to state that the
construction of the roadway (200 South Street) will need to have at minimum 8” of
untreated roadbase with 3" of bituminous asphalt and 1-'2 “ depth of bituminous
asphalt overlay. The same depths of roadbase & asphalt apply to 50 West Street.

e With the additional comments on the drawings of “additional fill” which to be
placed on all the lots, the amount of fill material to be brought in and placed, needs
to be shown on the “Grading Plans”.

e Show and label the existing and the proposed contour lines.




Modify the 5’ wide trench/swale design. Show the proposed trench/swale slopes
with any grade changes and the flow line elevations along with the top of trench
swale around the perimeter of the subdivision. My opinion is that the 1:1 side slope
is too steep, I would recommend 1:2 %%.

5. Utility Plan:

Three culinary water control gate valves are required at the intersection of 50 West
Street / 200 South Street

An additional culinary water control gate valve will be required at the waterline angle
at the front of the cul-de-sac.

The sanitary sewer service lateral for lot #5 will need to be attached to the 8” main
pipeline as a wye connection rather than into the manhole located in the cul-de-sac.
The fire hydrant control gate valve must be attached to the water main line tee
connection (adjust the drawing accordingly).

A concrete grade ring (4”- thick and 12”- wide) needs to be installed around the
collection box on the westerly side of lot #1.

A note on the drawings will need to state that all culinary waterlines are to be DR-18.

6. Miscellaneous

Handicap ramps are required at the roadway intersections and there needs to be a
minimum of a 4 x 4 turning pad (maximum grade 2%) with the truncated
identification pad.

A street light will be required at the intersection of 50 West Street / 200 South
Street.

On Sheet 8 the reference to the North Davis Sewer District can be removed from
the drawings since all sewer pipeline connections, for this subdivision will be onto
Clearfield City sanitary sewers.

Should you have any questions, feel free to contact our office.

Sincerely,

CEC, Civil Engineering Consultants, PLLC.

N. Scott Nelson, P.E., S.E.

City Engineer

Cc. Adam Favero, Public Works Director
Braden Felix, PE., Deputy Public Works Director
Brad Wheeler, Street Superintendent
Kenny England, Utility Superintendent



OpTH DAy, From the Desk of

Deputy Chief Johuwv Taylor
NORTH DAVIS FIRE DISTRICT

381 NORTH 3150 WEST
OFFICE: (801) 5252850

FIRE DISTRICT FAx: (801) 525-6935

TO:

FROM:

RE:

DATE:

EMAIL: JTAYLOR@NOFIRES.ORG

Brad Mcllrath / Clearfield City Planner
John Taylor / Fire Marshal
Weaver Meadows Subdivision

March 22, 2021

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.

5.

6.

. The minimum fire flow requirement is 1000 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.

Fire hydrants and access roads shall be installed prior to construction of any buildings. All
hydrants shall be placed with the 42" connection facing the point of access for Fire Department
Apparatus. Provide written assurance that this will be met.

Prior to beginning construction of any buildings, a fire flow test of the new hydrants shall be
conducted to verify the actual fire flow for this project. The Fire Prevention Division of this Fire
District shall witness this test and shall be notified a minimum of 48 hours prior to the test.

All fire apparatus access roads shall be a minimum all-weather, drivable and maintainable
surface. There shall be a minimum clear and unobstructed width of not less than 26 feet and an
unobstructed vertical clearance of not less than 13 feet 6 inches. Dead-end roads created in
excess of 150 feet in length shall be provided with an approved turn-around.

If grades exceed 8%, approval from the City Engineer and the Fire District is required.

An application and review fee are required before final approval.

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.



