CLEARFIELD CITY COUNCIL
AGENDA AND SUMMARY REPORT
December 8, 2015 — POLICY SESSION

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

Executive Conference Room
55 South State Street
Third Floor
Clearfield, Utah

6:00 P.M. WORK SESSION
Discussion on Title 11, Chapters 1, 2, 4, 5, 6, 11, 13, 14 — Land Use Authority and Outdoor Storage
DiscussiomromWest Square Development Agreement
Discussion on West Square Reimbursement Agreement
Discussion on the Consolidated Fee Schedule

**ADJOURN AS THE CITY COUNCIL AND IMMEDIATELY RECONVENE
AS THE CDRA IN A WORK SESSION **

CDRA WORK SESSION
Discussion on Policies and Procedures

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

City Council Chambers
55 South State Street
Third Floor
Clearfield, Utah

7:00 P.M. POLICY SESSION

CALL TO ORDER: Mayor Shepherd
OPENING CEREMONY: Councilmember Young
APPROVAL OF MINUTES: November 10, 2015 — Appeal Hearing

November 24, 2015 — Policy Session

December 1, 2015 — Work Session

PRESENTATIONS:
1. PRESENTATION TO NIKE PETERSON FOR HER SERVICE AS A MEMBER OF
THE PLANNING COMMISSION

BACKGROUND: Nike Peterson has served the City as a member of the Planning Commission
since 2009 and has served as the Chair since June of 2010. During the General Municipal
Election in November she was elected to the City Council; therefore, she will no longer continue




serving on the Planning Commission. The Mayor and City Council desire to recognize Ms.
Peterson for her service to the City.

PUBLIC HEARING:

2.

PUBLIC HEARING TO RECEIVE COMMENT ON TITLE 11, CHAPTERS 1, 2,4, 5,
6,11, 13, 14— MINOR AMENDMENTS, APPEAL AUTHORITY, AND OUTDOOR
STORAGE

BACKGROUND: City staff has recommended corrections specific to the proposed changes of
the title of “Director of Community Development” to * Planning and Zoning Administrator” and
the removal of the term “Community Development Department” to be replaced with “City” or
“Building Official” within Title 11 Land Use, Chapters 1, 2, 4, 5, 6, 11, 13 and 14. Additionally,
the removal of the City Council as the Appeal Authority in specific instances, supplemental
regulations for outdoor storage as well as regulations for parking lot landscape to be consistent
with recent changes to Clearfield parking area and parking lot requirements are included in the
amendments. These changes would be effective across all applicable parcels of property and
zones within the City.

RECOMMENDATION: Receive public comment and close the public hearing.

SCHEDULED ITEMS:

3.

4.

CITIZEN COMMENTS

CONSIDER APPROVAL OF ORDINANCE 2015-19 AMENDING TITLE 11,
CHAPTERS1,2,4,5,6,11, 13, 14 —- MINOR AMENDMENTS, APPEAL
AUTHORITY, AND OUTDOOR STORAGE

RECOMMENDATION: Approve Ordinance 2015-19 Amending Title 11, Chapters 1, 2, 4, 5, 6,
13, 14 — Minor Amendments, Appeal Authority, and Outdoor Storage and authorize the Mayor’s
signature to any necessary documents.

CONSIDER APPROVAL OF THE WEST SQUARE DEVELOPMENT AGREEMENT
WITH IRONWOOD DEVELOPMENT GROUP

BACKGROUND: The West Square Subdivision, a 141-unit apartment complex on 8.82 acres
located at 850 South 490 East, received land use approval earlier this year. This Development
Agreement is one of the final items needed prior to construction of the project. The Development
Agreement sets forth the obligations of the Developer (Ironwood), especially concerning public
improvements, and requires the City to reimburse the Developer for certain offsite improvements.
It also reaffirms the architectural and landscaping elements of the previously approved site plan,
and the purchase of surplus City property to be incorporated into the project.

RECOMMENDATION: Approve the West Square Development Agreement with Ironwood
Development Group, L.C. and authorize the Mayor’s signature to any necessary documents.

CONSIDER APPROVAL OF THE DEPOT STREET REIMBURSEMENT

AGREEMENT WITH IRONWOOD DEVELOPMENT GROUP

BACKGROUND: The plat for the West Square Subdivision includes the extension of Depot

Street for the length of the West Square property. However, West Square is not the only property




which will benefit from this street, especially when it connects to Clearfield Station.
Consequently, the Developer (Ironwood) has requested that a reimbursement agreement be
utilized to collect a payment from the future developers of the properties which will benefit from
the improvements. The Agreement sets West Square’s share of the total water and street
improvements costs at 35%, leaving 65% to be reimbursed by the developers of the benefited
properties at the time that they develop, most of which would be borne by Clearfield Station.

RECOMMENDATION: Approve the Depot Street Reimbursement Agreement with Ironwood
Development Group, L.C., and authorize the Mayor’s signature to any necessary documents.

CONSIDER APPROVAL OF ORDINANCE 2015-20 AMENDING THE
CONSOLIDATED FEE SCHEDULE

BACKGROUND: Staff is recommending amendment to the City’s Consolidated Fee Schedule
specific to building rental fees.

RECOMMENDATION: Approve Ordinance 2015-20 amending the Consolidated Fee Schedule
and authorize the Mayor’s signature to any necessary documents.

CONSIDER APPROVAL OF THE FINDINGS, CONCLUSIONS AND
DETERMINATION OF THE APPEAL AUTHORITY REGARDING THE PLANNING
COMMISSION’S DECISION TO ISSUE A CONDITIONAL USE PERMIT

(CUP 1509-0003) FOR DAMON PEARSON ON BEHALF OF PEARSON
SPECIALTIES LLC ON PROPERTY LOCATED AT 1964 SOUTH 275 EAST

BACKGROUND: On November 10, 2015, acting in a quasi-judicial capacity as the land use
appeal authority, the City Council heard an appeal regarding the Planning Commission’s decision
to grant a Conditional Use Permit (CUP 1509-0003) for Damon Pearson on behalf of Pearson
Specialties LLC on property located at 1964 South 275 East.

RECOMMENDATION: Approve and adopt the Findings, Conclusions and Determination of the
Appeal Authority regarding the Planning Commission’s decision to grant a Conditional Use
Permit (CUP 1509-0003) for Damon Pearson on behalf of Pearson Specialties LLC on property
located at 1964 South 275 East and authorize the Mayor’s signature to any necessary documents.

CONSIDER THE AWARD OF BID TO BRINKERHOFF EXCAVATING FOR THE
PUBLIC WORKS AND PARKS FACILITIES UPGRADE PHASE 1B

BACKGROUND: Bids were received from four construction companies to install the utilities and
construct the new 575 South roadway from South Main Street to Jennmar, work to be completed
as part of the Public Works and Parks Facilities Upgrade Phase 1B project. The lowest
responsible bid was received from Brinkerhoff Excavating with the bid of $585,989.45.

RECOMMENDATION: Approve the award of bid to Brinkerhoff Excavating for the Public
Works and Parks Facilities Upgrade Phase 1B for the bid amount of $585,989.45 and approve
funding for the project for the bid amount of $585,989.45 with contingency and engineering costs
of $90,010.55 for a total project cost of $676,000.00; and authorize the Mayor’s signature to any
necessary documents.




10. | CONSIDER APPROVAL OF RESOLUTION 2015R-30 AUTHORIZING THE NORTH
DAVIS FIRE DISTRICT (NDFD) ANNEXATION

BACKGROUND: In 2014, Clearfield City annexed a portion of the Military Installation
Development Authority’s (MIDA’s) Falcon Hill Project Area into its boundaries. The North
Davis Fire District also recognized a need to annex the same area into its boundaries. On August

25, 2015, the City Council, acting as both the legislative body for the municipality as well as the
Governing Body of the North Davis Fire District adopted a resolution stating the NDFD’s intent
to annex MIDA’s Falcon Hill Project Area in its boundaries for the purpose of providing fire
protection, emergency medical and ambulance services and consolidated 911 services within the
area. The City Council recognizes that public health, convenience and necessity require the
annexation of the proposed Annexed Area to the District. On October 6, 2015 a public hearing
was held on the annexation which also started a 60-day comment period which ended December
7, 2015. No comments were received.

RECOMMENDATION: Approve Resolution 2015R-30 authorizing the North Davis Fire District
(NDFD) Annexation and authorize the Mayor’s signature to any necessary documents.

COMMUNICATION ITEMS:
Mayor’s Report
City Councils’ Reports
City Manager’s Report
Staffs’ Reports

**COUNCIL MEETING ADJOURN**

Dated this 4™ day of December, 2015.

/sINancy R. Dean, City Recorder

The City of Clearfield, in accordance with the ‘Americans with Disabilities Act’ provides
accommodations and auxiliary communicative aids and services for all those citizens needing assistance.
Persons requesting these accommodations for City sponsored public meetings, service programs or events
should call Nancy Dean at 525-2714, giving her 48-hour notice.
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TO: Mayor Shepherd, City Council, and Executive Staff

FROM: Spencer W. Brimley
Development Services Manager
Spencer.Brimley@clearfieldcity.org (801)525-2785

MEETING DATE: December 8, 2015

SUBJECT: Public Hearing, Discussion and Possible Action on ZTA 1511-0005: A
request by Clearfield City Staff for Zoning Text Amendments and
corrections within Title 11 Land Use, Chapters 1, 2, 4, 5, 6, 11, 13, and
14. Also this zoning text amendment will consider supplemental
regulations for outdoor storage as well as regulations for parking lot
landscape to be consistent with recent changes to Clearfield parking
requirements. These changes would be effective across all applicable
parcels of property and zones within Clearfield City.

RECOMMENDATION

Planning Commission Recommendation

The Planning Commission recommends that the City Council move to approve of ZTA
1511-0005, a Zoning Text Amendments and corrections within Title 11 Land Use, Chapters
1,2,4,5, 6, 13 and 14, based on the findings and discussion in the Staff Report.

Staff Recommendation, as presented to Planning Commission

Move to recommend approval of ZTA 1511-0005 to the City Council, Zoning Text
Amendments and corrections within Title 11 Land Use, Chapters 1, 2, 4, 5, 6, 11, 13 and 14,
based on the findings and discussion in the Staff Report.

ANALYSIS

Clearfield City Code Title 11 has a few minor corrections that need to be made to the language.
Staff has also prepared an amendment to supplemental regulations for outdoor storage as well
as minor revisions to parking lot landscape requirements.

On December 2, 2015, Clearfield City Planning Commission recommended to approve ZTA
1511-0005 a zoning text amendment to consider changes to Title 11 Land Use, Chapters 1, 2,
4, 5, 6, 13, and 14. The recommendation included the text changes to the supplemental
regulations for outdoor storage, to allow it as an accessory use in both M-1 and C-2 zones,
regulations for parking lot landscaping and posting requirements for landscape bonds for
development.


mailto:Spencer.Brimley@clearfieldcity.org

ZTA 1511-0005 Title 11 Amendments
8 DEC 2015 CC Meeting

However, the Planning Commission did not recommend the approval of the proposed text
amendments included in Title 11, Chapter 11. More specifically, the Planning Commission
recommended that the Council not remove outdoor storage as a primary use from the M-1 zone.
The Planning Commission expressed concern that removal of outdoor storage from the M-1
zone as a primary use would have a negative impact on the ability of those who wanted to
develop an outdoor storage facility for recreational vehicles as a primary use in the M-1 zone.
The Commission also expressed concerns regarding other negative impacts that were not
identified, but could occur if the proposed change was approved. Additionally there were
concerns expressed by the Commission that this change was too restrictive and too expansive.

Below is the summary of proposed amendments to the ordinance.

Proposed Changes

11- Land Use

Chapter 1 - General Provisions — The changes within this chapter of the Clearfield City Land
Use Ordinance are for minor language changes specific to all references for “Director of
Community Development” to be changed to “Planning and Zoning Administrator” or “Building
Official” and all references to “Community Development Department” to be changed to “City.”
Additionally, references to the office of “community development” will be stricken.

- 3 Interpretation:
Interpretation and application of the provisions and requirements contained herein are declared to
be the minimum requirements for the purposes set forth, unless otherwise specifically stated. If in the
course of administration hereof, a question arises as to the meaning of any phrase, section, or

chapter, the interpretation thereof shall be given by the director-of-the-community-development
department planning and zoning administrator of Clearfield City and shall be construed to be the

official interpretation thereof. Appeals of the community-development-director's planning and zoning

administrator’s interpretation shall be made in accordance with table 11.1 of this section and section
11-1-12 of this chapter. (Ord. 2009-17, 11-24-2009)

- 8 Vested Right:
A. An applicant is entitled to approval of a land use application if the application conforms
to the requirements of the city's zoning map and applicable land use ordinance in effect
when a complete application is submitted and all fees have been paid, unless:

1. The governing body, on the record, finds that a compelling, countervailing public interest
would be jeopardized by approving the application; or

2. In the manner provided by city ordinance and before the application is submitted, the city
has formally initiated proceedings to amend its ordinances in a manner that would prohibit
approval of the application as submitted. The process for formally initiating proceedings to
amend the city's ordinances shall begin with the filing of the petition required by section 11-

6-2 of this title by-the-community-development-department.

- 14 Annexation:
D. The eemmunity-development-department city may establish forms and procedures for

applications/petitions for annexation to the city in addition to those set forth by state law.

- 15 Development Application and Procedures:

-20f8-
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A. All development and building permit applications are to be presented to the city on the

applicable application form(s) provided by the eemmunity-development-department city.

D. An application for a required development approval, permit, or license shall be initiated

by submitting the appropriate application(s) to the eommunity-development-department

planning and zoning administrator.

E. Upon receipt of an application, the planning and zoning administrator shall make a
determination concerning its completeness. If the planning and zoning administrator
determines that the application is incomplete, he or she shall notify the applicant in writing,
identifying the deficiencies of the application and advising the applicant that no action will
be taken by the city until they have been corrected. If the applicant fails to correct the
specified deficiencies within thirty (30) days from the date of notification by the planning
and zoning administrator, the application shall be deemed withdrawn and the applicable
application fees will be returned to the applicant.

F. An applicant may withdraw an application at any time prior to a final decision on the
application. Application fees shall not be refundable if prior to withdrawal:

1. Areview of the application by the community-development-department-city has

commenced; or

2. Notice of a meeting or public hearing to consider the application with the planning
commission or city council has been mailed, posted or published.

17 Determination for uses not listed as permitted or conditional uses

B. Determination as to the classification of uses not specifically listed in this title shall be
made by the planning and zoning administrator and shall be subject to appeal to the
planning commission as set forth in section 11-1-12 of this chapter. The procedure shall be
as follows:

4. The determination and all information pertaining thereto shall be assigned a file number
classifying it as an administrative determination and shall become a permanent public
record in-the-office-of the community-development-department. Such use shall become a
permitted or conditional use in the zone specified in the determination, and shall have the
same status as a permitted or conditional use specifically named in the regulations of the
zone classification. (Ord. 2009-17, 11-24-2009)

Chapter 2 Administration and Enforcement

3 Building permits:

A. Permit Required: No building or structure shall be constructed, reconstructed, altered,
remodeled, moved or demolished without a permit issued by the community-development
department city.

B. Application: Applications for building permits shall be made to the eemmunity
development-department building official. All applications shall be accompanied by plans
showing information required by the eemmunity-development-department city.
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C. Permits To Comply With This Title: All building permits shall be reviewed by the building
official and planning and zoning administrator for compliance with this title before being
issued by-the-community-development-department. No permit shall be issued unless and until
the contemplated action is in compliance with the provisions of this title. (Ord. 2009-18, 11-
24-2009)

Chapter 4 Conditional Use Permits

2 Procedures:

B. Application: Application for a conditional use permit shall be made in writing on forms
prepared by the eemmunity-development-department planning and zoning administrator by
the property owner or eertified registered agent. Upon receipt of a complete application, the
planning and zoning administrator shall schedule the application for consideration by the
planning commission. The planning and zoning administrator shall not place any
application on the planning commission agenda until all items required by this title have
been submitted or are omitted for good cause.

5 Expiration of permit

A land use authorized by a conditional use permit must commence within one year of the
time the permit is issued. If the permit holder has not commenced action under the permit
within this time, the permit shall expire and the holder must apply for a new permit. The
planning commission may grant an extension for good cause shown. Only one extension may
be granted and the maximum extension shall be for six (6) months. Applications for
extension must be submitted to the community-development-department planning and zoning
administrator in writing prior to the expiration of the original permit. The application must
describe the cause for requesting the extension and be accompanied by the fee required by
the city's fee schedule. A public hearing shall be held by the planning commission for any
application for extension. (Ord. 2009-20, 11-24-2009)

Chapter 5 Site Plan Review

2 Procedures:

B. Application: Application for site plan review shall be made in writing by the property
owner or their certified agent on forms prepared by the eommunity-development-department
city. The planning and zoning administrator shall review the site plan application when it is
submitted to see that all information and items required by this title are included in the
application. The planning and zoning administrator shall not perform an administrative site
plan review, or place any site plan on the planning commission agenda until all items
required have been submitted or are omitted for good cause.

C. Contents Of Plan: Applications for site plan review shall be accompanied by three (3)(2)
full size (24 inch x 36 inch) and five (5} (3) half size (11 inch x 17 inch) paper copies of site
development plans and/or architectural drawings, and one electronic copy in a format

approved by the eommunity-developmentdepartment city. All plans shall be drawn to a

standard scale (not smaller than 1 inch = 30 feet) and stamped by a licensed landscape
architect or civil engineer, and shall contain the following:

5 Expiration of approval; extension:
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Failure to obtain a building permit for an approved site plan within twelve (12) months of
the date of approval by the land use authority shall result in the expiration of said approval.
The land use authority may grant an extension for good cause shown for up to an additional
six (6) months after the original date of approval. Applications for extension must be
submitted to the eemmunity-development-department planning and zoning administrator in
writing prior to the expiration of the original permit. The application must describe the
reason for the extension, and shall be accompanied by the fee set forth in the city's fee
schedule. (Ord. 2014-17, 6-24-2014, eff. 7-1-2014)

Chapter 6 Amendments to General Plan

2 Petition for change to land use ordinance or zoning map:
B. Information And Items Required: The petition shall be submitted in writing on forms

prepared by the eemmunity-development-department city and shall contain the following

information:
1. Designation of the specific section amendment or zone change desired.
2. The reason and justification for such change.

3. A draft of the proposed section amendment or a complete and accurate legal description
of the area proposed to be rezoned.

4. An accurate property map showing all areas to be included in the rezoning and all
properties immediately adjacent to the proposed rezone area.

5. A list of all property owners within three hundred feet (300") of the boundaries of the
property to be rezoned, according to the assessment rolls of the Davis County assessor.
Stamped, addressed envelopes for each property owner shall also be submitted by the

applicant. The return address shall be for the eemmunity-development-department-ofthe
city.

4 Petitions for change to general plan or general plan maps
B. Information And Items Required: The petition shall be submitted in writing on forms

prepared by the eommunity-development-department city and shall contain the following

information:

Chapter 11 Article D Manufacturing (M-1) Zone

2 Permitted and Conditional Uses:

The following buildings, structures, and uses of land shall be permitted in the M-1
manufacturing zone upon compliance with the requirements set forth in this code: (Ord.
2009-39, 11-24-2009)

Automobile repair.
Business services.
Laboratories.
Manufacturing.
Medical clinics.
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Mobile food vendors.

Offices.

Parks and open space.

Personal services.

Pet grooming facilities.

Physical therapy facilities.

Public uses.

Restaurants.

Retail stores.

Warehouses. (Ord. 2009-39, 11-24-2009; amd. Ord. 2010-06, 1-26-2010; Ord. 2010-10, 6-
22-2010; Ord. 2011-08, 8-23-2011)

The following buildings, structures, and uses of land shall be allowed in the M-1
manufacturing zone upon compliance with the requirements set forth in this code and upon
obtaining a conditional use permit as specified in chapter 4 of this title:

Daycare facilities.
Greenhouses.

Landscape supply yards.
~__— Comment [SB1]: Approval of the Planning

. : - Commission’s recommendation would leave this use
Sexua"y oriented businesses. in the ordinance as a CUP. Approval of the staff’s

Tattoo or body piercing establishment. recommendation would remove the use as a CUP,
Vocational and technical training facilities. (Ord. 2013-02, 2-12-2013) e

C. Uses which create traffic hazards, excessive noise, dust, fumes, odors, smoke, vapor,
vibration or industrial waste disposal problems for adjacent residential uses shall not be
permitted. (Ord. 2009-39, 11-24-2009)

Chapter 13-Supplementary and Qualifying

- 12 Qutdoor Storage:
"Outdoor storage" is hereby defined as the commercial storage or keeping of building
materials, equipment, fuels, vehicles, goods, commodities or raw materials outside of a
building or structure. Outdoor storage shall only be permitted as an accessory use in the M-
1 or C-2 zones, subordinate to a permitted use on the same lot. In addition to requirements
found elsewhere in this Code and laws of the state of Utah, all outdoor storage shall comply
with the following regulations:

A. No yard or other open space around an existing building, or which is hereafter provided
around any building for the purpose of complying with the provisions of this title, shall be
used for outdoor storage without first obtaining site plan approval for such use from the
planning commission in accordance with chapter 5 of this title. The storage, keeping, or
parking of a vehicle on an approved parking space at a private residence shall not be
considered outdoor storage. The outdoor display of goods and other merchandise for retail
sale shall not be considered outdoor storage. No other area or parcel of land shall be used
for such purposes except as specifically permitted herein. Outdoor storage of junk, trash,
debris, or other waste materials is prohibited on any lot or parcel in the city.
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B. All outdoor storage, except for agricultural products, shall be enclosed by a fence or wall
at least six feet (6') in height and impervious to sight from any public street, right of way, or
adjacent property No items may be stacked hlgher than the fence or wall of the enclosure

ess, unless

expressly exempted eIsewhere in thls tltle

C. No materials or waste shall be deposited upon any property in such form or manner that
they may be transferred off such property by natural causes or forces. All materials or
wastes which might cause fumes or dust, or which constitute a fire hazard, or which may be
edible by, or otherwise be attractive to rodents or insects may not be stored outdoors unless
put in closed containers.

D. Open storage of hay or other agricultural products shall be located not less than forty

feet (40") from a public street, and fifty feet (50") from any dwelling on adjoining property;
except, that any accessory building containing such products shall be located as required

for all agricultural accessory buildings as provided for herein.

E. Outdoor storage in the C-2 zone shall not exceed six feet (6°) in height. Outdoor Storage
in the M-1 zone may exceed the height of six feet (6") up to a maximum height of up to fifteen
feet (15”) only if all adjacent properties share the same M-1 zone designation. If a railroad
right of way is adjacent to the property, storage may only exceed six feet (6") upon planning
commission approval. The following shall be the criteria by which the planning commission
shall review the storage:

1. There shall be adequate screening to prevent any residential zones across the railroad
right of way from viewing the storage.

2. The storage shall be screened to prevent a view of the storage from a commuter rail train.
Screening can be accomplished by a change in grade, landscaping, or sight obscuring
fences and walls. The planning commission may impose any other conditions designed to
mitigate the impact of the storage. tr-ne-case-may-storage-exceed-the-height-of fifteenfeet
55

F. All areas used for outdoor storage shall be properly surfaced with an impermeable, all
weather material, and shall be kept free of weeds and debris. (Ord. 2009-40, 11-24-2009)

23 Landscaping Standards and Requirements
- C(2) Bond required:
The bond or escrow account shall be posted or established prior to the issuance of a

certificate of occupancy buiéing permits for the site.

Chapter 14 Parking Area and Parking Lot Requirements

- 5(F). Parking Lot Islands: Landscaped parking lot islands shall be provided as follows:
On single rows of parking there shall be a twenty foot (20") long by five foot (5') wide
landscaped island a minimum of every twelve (12) stalls. In situations where the parking
stall allows a portion of the vehicle to extend over landscaping (““nose over
landscaping™), the island planter may be allowed to be no less than 18’ in length. Islands
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on a single parking row shall have a minimum of one deciduous tree having a minimum
trunk size of two inches (2") in caliper measured eight inches (8'") above the soil line.
Other landscaping installed in the island shall include shrubbery and an acceptable
ground cover. No hard surface improvements such as concrete or asphalt are allowed
within any landscaped islands.

Public Comment
No public comment has been received to date.

FINDINGS

Zoning Ordinance Text Amendment

Clearfield Land Use Ordinance Section 8§11-6-3 establishes the following findings the Planning
Commission shall make to approve Zoning Ordinance Text Amendments. The findings and
staff’'s evaluation are outlined below:

‘ Review Consideration Staff Analysis

The proposed text amendments are consistent with the
goals and policies of the Land Use Element of the City’s
General Plan. These references correct small issues
and better define potential uses in Clearfield City.

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

A review of current City Codes shows demonstrates that
there are a number of minor small corrections that
needed to be made to ensure accuracy and conformity
within the City Code. In addition to the minor language
corrections within title 11, Clearfield City Staff
determined that the creation of a more clearly defined
regulation for outdoor storage is was the responsibility of
the City.

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

ATTACHMENTS

1. Table 11-1-3 — Interpretation: Land Use Authority and Appeal Authority.
2. Proposed Title 11 Amendments
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Land Use Authority

Appeal Authority

First Appeal Second Appeal
Days To Days To
Land Use Application Advisory Body Authority Appeal® Body Appeal® Body
[
General plan or map Planning City council 30 District court n/a None
amendment commission
[
Land use ordinance or map Planning City council 30 District court n/a None
amendment commission
[
Subdivision ordinance or Planning City council 30 District court n/a None
amendment commission
[
Development agreement Planning City council 30 District court n/a None
commission
[
Project concept plan® Staff Planning n/a None n/a None
commission
[
Site plan Staff Planning 10 City-couneil-Land Use 30 District
commission Hearing Officer court
[
Administrative site plan n/a Staff 10 Planning commission 30 District
court
[
Preliminary subdivision plat Staff Planning 10 City-counei Land Use 30 District
commission Hearing Officer court
[
Final subdivision plat Planning City council 30 District court n/a None
commission
[
Conditional use Staff Planning 10 City-couneil-Land Use 30 District
commission Hearing Officer court
[
Sign permit n/a Staff 10 Planning commission 30 District
court
[
commission— court—
[
I " s lanni 10 . I 20 -
SerREosieA— seli
[
Amendment of approved
subdivision plat:




[
Preliminary

Staff Planning 10 City-eouneilLand Use 30 District
commission Hearing Officer court
[
Final Planning City council 30 District court n/a None
commission
[
Variance Staff n/a n/a Planning commission 30 District
court
[
Street or alley vacation Staff City council 30 District court n/a None
[
Annexations Planning City council 30 District court n/a None
commission
[
Administrative approvals? n/a Staff 10 Planning commission 30 District

court



11-1-3: INTERPRETATION:

Interpretation and application of the provisions and requirements contained herein are declared to
be the minimum requirements for the purposes set forth, unless otherwise specifically stated. If
in the course of administration hereof, a question arises as to the meaning of any phrase, section,

or chapter, the interpretation thereof shall be given by the director-ofthe-community

development-department planning and zoning administrator of Clearfield City and shall be
construed to be the official interpretation thereof. Appeals of the community-development

direetor's planning and zoning administrator’s interpretation shall be made in accordance with
table 11.1 of this section and section 11-1-12 of this chapter. (Ord. 2009-17, 11-24-2009)

11-1-8: VESTED RIGHTS:

A. An applicant is entitled to approval of a land use application if the application conforms to the
requirements of the city's zoning map and applicable land use ordinance in effect when a
complete application is submitted and all fees have been paid, unless:

1. The governing body, on the record, finds that a compelling, countervailing public interest
would be jeopardized by approving the application; or

2. In the manner provided by city ordinance and before the application is submitted, the city has
formally initiated proceedings to amend its ordinances in a manner that would prohibit approval
of the application as submitted. The process for formally initiating proceedings to amend the
city's ordinances shall begin with the filing of the petition required by section 11-6-2 of this

title by-the-community-development-department.

11-1-14: ANNEXATION:

D. The eemmunity-developmentdepartment city may establish forms and procedures for

applications/petitions for annexation to the city in addition to those set forth by state law.

11-1-15: DEVELOPMENT APPLICATIONS AND PROCEDURES:

A. All development and building permit applications are to be presented to the city on the

applicable application form(s) provided by the eommunity-development-department city.

D. An application for a required development approval, permit, or license shall be initiated by

submitting the appropriate application(s) to the eemmunity-development-department planning

and zoning administrator.

E. Upon receipt of an application, the planning and zoning administrator shall make a
determination concerning its completeness. If the planning and zoning administrator determines



that the application is incomplete, he or she shall notify the applicant in writing, identifying the
deficiencies of the application and advising the applicant that no action will be taken by the city
until they have been corrected. If the applicant fails to correct the specified deficiencies within
thirty (30) days from the date of notification by the planning and zoning administrator, the
application shall be deemed withdrawn and the applicable application fees will be returned to the
applicant.

F. An applicant may withdraw an application at any time prior to a final decision on the
application. Application fees shall not be refundable if prior to withdrawal:

1. A review of the application by the eemmunity-development-department-city has commenced;

or

2. Notice of a meeting or public hearing to consider the application with the planning
commission or city council has been mailed, posted or published.

11-1-17: DETERMINATION FOR USES NOT LISTED AS PERMITTED OR
CONDITIONAL USES:

B. Determination as to the classification of uses not specifically listed in this title shall be made
by the planning and zoning administrator and shall be subject to appeal to the planning
commission as set forth in section 11-1-12 of this chapter. The procedure shall be as follows:

4. The determination and all information pertaining thereto shall be assigned a file number
classifying it as an administrative determination and shall become a permanent public record
the-office-of thecommunity-development-department. Such use shall become a permitted or
conditional use in the zone specified in the determination, and shall have the same status as a
permitted or conditional use specifically named in the regulations of the zone classification.
(Ord. 2009-17, 11-24-2009)

11-2-3: BUILDING PERMITS:

A. Permit Required: No building or structure shall be constructed, reconstructed, altered,
remodeled, moved or demolished without a permit issued by the eemmunity-development

department city.

B. Application: Applications for building permits shall be made to the community-development
department building official. All applications shall be accompanied by plans showing

information required by the eemmunity-developmentdepartment city.

C. Permits To Comply With This Title: All building permits shall be reviewed by the building
official and planning and zoning administrator for compliance with this title before being

issued by-the-community-development-department. No permit shall be issued unless and until the
contemplated action is in compliance with the provisions of this title. (Ord. 2009-18, 11-24-
2009)

11-4-2: PROCEDURES:



B. Application: Application for a conditional use permit shall be made in writing on forms
prepared by the eemmunity-development-department planning and zoning administrator by the
property owner or eertified registered agent. Upon receipt of a complete application, the planning
and zoning administrator shall schedule the application for consideration by the planning
commission. The planning and zoning administrator shall not place any application on the
planning commission agenda until all items required by this title have been submitted or are
omitted for good cause.

11-4-5: EXPIRATION OF PERMIT:

A land use authorized by a conditional use permit must commence within one year of the time
the permit is issued. If the permit holder has not commenced action under the permit within this
time, the permit shall expire and the holder must apply for a new permit. The planning
commission may grant an extension for good cause shown. Only one extension may be granted
and the maximum extension shall be for six (6) months. Applications for extension must be
submitted to the eommunity-development-department planning and zoning administrator in
writing prior to the expiration of the original permit. The application must describe the cause for
requesting the extension and be accompanied by the fee required by the city's fee schedule. A
public hearing shall be held by the planning commission for any application for extension. (Ord.
2009-20, 11-24-2009)

11-5-2: PROCEDURES:

B. Application: Application for site plan review shall be made in writing by the property owner
or their certified agent on forms prepared by the eemmunity-development-department city. The
planning and zoning administrator shall review the site plan application when it is submitted to
see that all information and items required by this title are included in the application. The
planning and zoning administrator shall not perform an administrative site plan review, or place
any site plan on the planning commission agenda until all items required have been submitted or
are omitted for good cause.

C. Contents Of Plan: Applications for site plan review shall be accompanied by three (3) full size
(24 inch x 36 inch) and five (5) half size (11 inch x 17 inch) paper copies of site development
plans and/or architectural drawings, and one electronic copy in a format approved by

the community-development-department city. All plans shall be drawn to a standard scale (not
smaller than 1 inch = 30 feet) and stamped by a licensed landscape architect or civil engineer,
and shall contain the following:

11-5-5: EXPIRATION OF APPROVAL; EXTENSION:

Failure to obtain a building permit for an approved site plan within twelve (12) months of the
date of approval by the land use authority shall result in the expiration of said approval. The land
use authority may grant an extension for good cause shown for up to an additional six (6) months
after the original date of approval. Applications for extension must be submitted to



the eommunity-development-department planning and zoning administrator in writing prior to

the expiration of the original permit. The application must describe the reason for the extension,
and shall be accompanied by the fee set forth in the city's fee schedule. (Ord. 2014-17, 6-24-
2014, eff. 7-1-2014)

11-6-2: PETITION FOR CHANGE TO LAND USE ORDINANCE OR ZONING MAP:

B. Information And Items Required: The petition shall be submitted in writing on forms prepared

by the eemmunity-developmentdepartment city and shall contain the following information:

1. Designation of the specific section amendment or zone change desired.
2. The reason and justification for such change.

3. A draft of the proposed section amendment or a complete and accurate legal description of the
area proposed to be rezoned.

4. An accurate property map showing all areas to be included in the rezoning and all properties
immediately adjacent to the proposed rezone area.

5. A list of all property owners within three hundred feet (300") of the boundaries of the property
to be rezoned, according to the assessment rolls of the Davis County assessor. Stamped,
addressed envelopes for each property owner shall also be submitted by the applicant. The return

address shall be for the eemmunity-development-department-of-the city.

11-6-4: PETITION FOR CHANGE TO GENERAL PLAN OR GENERAL PLAN MAPS:

B. Information And Items Required: The petition shall be submitted in writing on forms prepared

by the eemmunity-developmentdepartment city and shall contain the following information:

11-11D-2: PERMITTED AND CONDITIONAL USES:

A. The following buildings, structures, and uses of land shall be permitted in the M-1
manufacturing zone upon compliance with the requirements set forth in this code: (Ord. 2009-39,
11-24-2009)

Automobile repair.

Business services.

Laboratories.

Manufacturing.



Medical clinics.

Mobile food vendors.
Offices.

Parks and open space.
Personal services.

Pet grooming facilities.
Physical therapy facilities.
Public uses.

Restaurants.

Retail stores.

Warehouses. (Ord. 2009-39, 11-24-2009; amd. Ord. 2010-06, 1-26-2010; Ord. 2010-10, 6-22-
2010; Ord. 2011-08, 8-23-2011)

B. The following buildings, structures, and uses of land shall be allowed in the M-1
manufacturing zone upon compliance with the requirements set forth in this code and upon
obtaining a conditional use permit as specified in chapter 4 of this title:

Daycare facilities.

Greenhouses.

Landscape supply yards.

Outdoor storage.

Sexually oriented businesses.
Tattoo or body piercing establishment.

Vocational and technical training facilities. (Ord. 2013-02, 2-12-2013)

C. Uses which create traffic hazards, excessive noise, dust, fumes, odors, smoke, vapor, vibration
or industrial waste disposal problems for adjacent residential uses shall not be permitted. (Ord.
2009-39, 11-24-2009)



http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=4

11-13-12: OUTDOOR STORAGE:

"Outdoor storage" is hereby defined as the commercial storage or keeping of building materials,
equipment, fuels, vehicles, goods, commodities or raw materials outside of a building or
structure. Outdoor storage shall only be permitted as an accessory use in the M-1 or C-2 zones,
subordinate to a permitted use on the same lot. In addition to requirements found elsewhere in
this Code and laws of the state of Utah, all outdoor storage shall comply with the following
regulations:

A. No yard or other open space around an existing building, or which is hereafter provided
around any building for the purpose of complying with the provisions of this title, shall be used
for outdoor storage without first obtaining site plan approval for such use from the planning
commission in accordance with chapter 5 of this title. The storage, keeping, or parking of a
vehicle on an approved parking space at a private residence shall not be considered outdoor
storage. The outdoor display of goods and other merchandise for retail sale shall not be
considered outdoor storage. No other area or parcel of land shall be used for such purposes
except as specifically permitted herein. Outdoor storage of junk, trash, debris, or other waste
materials is prohibited on any lot or parcel in the city.

B. All outdoor storage, except for agricultural products, shall be enclosed by a fence or wall at
least six feet (6') in height and impervious to sight from any public street, right of way, or
adjacent property. No items may be stacked hlgher than the fence or wall of the

enclosure w Mim

unless expressly exempted elsewhere in thls t|tIe

C. No materials or waste shall be deposited upon any property in such form or manner that they
may be transferred off such property by natural causes or forces. All materials or wastes which
might cause fumes or dust, or which constitute a fire hazard, or which may be edible by, or
otherwise be attractive to rodents or insects may not be stored outdoors unless put in closed
containers.

D. Open storage of hay or other agricultural products shall be located not less than forty feet
(40" from a public street, and fifty feet (50') from any dwelling on adjoining property; except,
that any accessory building containing such products shall be located as required for all
agricultural accessory buildings as provided for herein.

E. Outdoor storage in the C-2 zone shall not exceed six feet (6”) in height. Outdoor Storage in
the M-1 may exceed the height of six feet (6") up to a maximum height of up to fifteen feet (15”)
only if all adjacent properties share the same M-1 zone designation. If a railroad right of way is
adjacent to the property, storage may only exceed six feet (6") upon planning commission
approval. The following shall be the criteria by which the planning commission shall review the
storage:

1. There shall be adequate screening to prevent any residential zones across the railroad right of
way from viewing the storage.

2. The storage shall be screened to prevent a view of the storage from a commuter rail train.
Screening can be accomplished by a change in grade, landscaping, or sight obscuring fences and
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walls. The planning commission may impose any other conditions designed to mitigate the

impact of the storage. H-ne-case-may-storage-exceed-the-height-of fifteenfeet (155

F. All areas used for outdoor storage shall be properly surfaced with an impermeable, all weather
material, and shall be kept free of weeds and debris. (Ord. 2009-40, 11-24-2009)

11-14-5: PARKING AREA AND PARKING LOT REQUIREMENTS:
F. Parking Lot Islands: Landscaped parking lot islands shall be provided as follows:

1. On doubled rows of parking stalls, there shall be a forty foot (40") long by five foot (5') wide
landscaped island on each end of the rows, plus a forty foot (40") long by five foot (5') wide
landscaped island to be placed at a minimum of every twelve (12) parking stalls. Each island on
doubled parking rows shall include a minimum of two (2) deciduous trees, having a minimum
trunk size of two inches (2") in caliper measured eight inches (8") above the soil line. Other
landscaping installed in the island shall include shrubbery and an acceptable ground cover. No
hard surface improvements such as concrete or asphalt are allowed within any landscape islands.

2. On single rows of parking there shall be a twenty foot (20") long by five foot (5%) wide
landscaped island a minimum of every twelve (12) stalls. In situations where the parking stall
allows a portion of the vehicle to extend over landscaping (““nose over landscaping”), the island
planter may be allowed to be no less than 18’ in length. Islands on a single parking row shall
have a minimum of one deciduous tree having a minimum trunk size of two inches (2") in caliper
measured eight inches (8") above the soil line. Other landscaping installed in the island shall
include shrubbery and an acceptable ground cover. No hard surface improvements such as
concrete or asphalt are allowed within any landscaped islands.

11-13-23 LANDSCAPING STANDARDS AND REQUIREMENTS

C. Bond Required: In order to ensure that all required landscaping is installed in an acceptable
manner, the developer shall post a separate cash bond with the city recorder or establish an
escrow account with an appropriate financial institution. The cash bond or escrow account shall
be subject to approval by the city engineer, and shall be in an amount equal to one hundred
twenty five percent (125%) of the estimated costs of construction and installation of all required
landscaping, parks, playgrounds, recreation facilities, fences, walls, and other amenities shown
on the final landscape plan or site plan, as applicable.

1. The bond or escrow account shall be posted or established in accordance with all other city
regulations.

2. The bond or escrow account shall be posted or established prior to the issuance of a certificate
of occupancy buHding permits for the site.

3. The bond shall be accompanied by a schedule of anticipated completion dates for such
improvements. In no case shall the time period for completion exceed the time periods set forth
in subsection B of this section.



4. In the event that the improvements are not completed in reasonable conformance with said

schedule, the city may undertake to complete the improvements and pay for such improvements
from the bond or escrow account.

5. This section shall not pertain to the completion or installation of private landscaping on
individual building lots for single-family dwellings



CLEARFIELD CITY COUNCIL MEETING MINUTES
7:00 P.M. POLICY SESSION
November 24, 2015

PRESIDING: Mark Shepherd Mayor
PRESENT: Keri Benson Councilmember
Kent Bush Councilmember
Ron Jones Councilmember
Mike LeBaron Councilmember
Bruce Young Councilmember
STAFF PRESENT: Adam Lenhard City Manager
JJ Allen Assistant City Manager
Stuart Williams City Attorney
Scott Hodge Public Works Director
Mark Baird Water Superintendent
Dan Schuler Storm Water/PW Inspector
Greg Krusi Police Chief
Spencer Brimley Development Services Manager
Paden McRoberts Planning Intern
Eric Howes Community Services Director
Rich Knapp Administrative Services Director
Nancy Dean City Recorder
Kim Read Deputy City Recorder

VISITORS: Vern Phipps — Councilmember Elect, Bob Bercher, Nike Peterson — Councilmember
Elect, Brady Jugler — Planning Commission, Emily Jugler

Mayor Shepherd called the meeting to order at 7:00 p.m.

Mayor Shepherd informed the citizens present that if they would like to comment during Citizen
Comments there were forms to fill out by the door.

Councilmember LeBaron conducted the Opening Ceremony.

APPROVAL OF THE MINUTES FROM THE OCTOBER 27, 2015 WORK SESSION AND
THE NOVEMBER 10, 2015 POLICY SESSION

Councilmember LeBaron moved to approve the minutes from the October 27, 2015 work
session and the November 10, 2015 policy session as written, seconded by Councilmember
Bush. The motion carried upon the following vote: Voting AYE — Councilmembers Benson,
Bush, Jones, LeBaron and Young. Voting NO — None.



PRESENTATION ON THE CHILDREN’S ADAPTIVE PHYSICAL EDUCATION SOCIETY
(CAPES!)

CAPES! is an organization on Weber State University’s campus for children who have
developmental disabilities and their parents. Through the program, these children have access to
teachers and volunteers who emphasize the individual abilities of each child. The program works
to help each child become more independent and provides parents of the children access to
support groups and stress management facilities.

Madalyn Rooker introduced Jesse Saltzgiver and Connor Simmons to the Council. Mr.
Simmons’ presentation focused on success and how CAPES! helped and benefitted children with
development disabilities become successful. He pointed out why the Clearfield Aquatic and
Fitness Center would be a great facility to implement a CAPES! Program and encouraged the
Council to consider sponsoring such a program.

Jesse Saltzgiver spoke to the value of a physical education program for children with disabilities.
He encouraged the City to sponsor the program in Clearfield and shared statistics of other areas
which had implemented a CAPES! Program.

Mayor Shepherd inquired how the program would be implemented. Mr. Simmons responded the
Davis Campus students could be volunteer instructors and stated the City would be responsible
for advertising the program.

Councilmember LeBaron mentioned in the past the Aquatic Center did have some programs
directed toward participants with special needs and inquired if those programs were still
available. Eric Howes, Community Services Director, responded other than the wheelchair
basketball league there were currently no other special needs programs offered at the Aquatic
Center.

Councilmember LeBaron inquired about operating costs associated with such a program. Mr.
Simmons mentioned there was a small registration fee for participation in the program, but
beyond the volunteers the only additional cost would be for the lifeguards and possibly exercise
equipment designed for participants’ disabilities.

Councilmember LeBaron asked Eric if the City’s current employees would need any additional
training. Mr. Howes didn’t believe that would be needed.

Mayor Shepherd stated the Council would discuss and consider the program.

CITIZEN COMMENTS

There were no citizen comments.



APPROVAL OF THE APPOINTMENT OF BRADY JUGLER AS A REGULAR MEMBER
OF THE PLANNING COMMISSION

There was a vacancy on the Planning Commission and Brady Jugler had been serving as an
alternate member on the Planning Commission. Mayor Shepherd recommended appointing him
as a regular member of the Planning Commission with a term expiring February 2020.

Councilmember LeBaron moved to approve and consent to the Mayor’s appointment of
Brady Jugler from an alternate member to a regular member of the Planning Commission
with a term expiring February 2020, seconded by Councilmember Young. The motion
carried upon the following vote: Voting AYE — Councilmembers Benson, Bush, Jones,
LeBaron and Young. Voting NO — None.

APPROVAL OF ORDINANCE 2015-18 AMENDING TITLE 1, CHAPTER 7 — OFFICERS
AND EMPLOYEES; REPEALING TITLE 1, CHAPTER 8, ARTICLE H — COMMUNITY
DEVELOPMENT DEPARTMENT; AMENDING TITLE 5, CHAPTER 2 - GARBAGE AND
REFUSE AND TITLE 9, CHAPTER1 — WATER AND SEWER OF THE CLEARFIELD CITY
CODE

Ordinance 2015-18 addressed minor adjustments to several sections of the Clearfield City Code.
It removed the Community Development Director and added Assistant City Manager to the
Officers and Employees chapter, repealed the Community Development Department from the
City Departments chapter, and added refuse and recyclable materials to the Garbage and Refuse
chapter. The ordinance also removed “authorized representative” and added “registered agent” to
the Water and Sewer chapter of the City Code.

Adam Lenhard, City Manager, explained the ordinance addressed several items in City Code and
pointed out the following:
e The City had not had a Community Development Department or Director for over four
years.
e The recycling component needed to be added as part of the solid waste service offered to
residents.
e Change in the wording which would allow a property owner or registered agent to apply
for utility service to a property

Councilmember Young moved to approve Ordinance 2015-18 amending Title 1, Chapter 7
— Officers and Employees; repealing Title 1, Chapter 8, Article H — Community
Development Department; amending Title 5, Chapter 2 — Garbage and Refuse and Title 9,
Chapter 1 — Water and Sewer of the Clearfield City Code and authorize the Mayor’s
signature to any necessary documents, seconded by Councilmember Jones. The motion
carried upon the following vote: Voting AYE — Councilmembers Benson, Bush, Jones,
LeBaron and Young. Voting NO — None.



APPROVAL OF THE UPDATED WATER CONSERVATION PLAN FOR CLEARFIELD
CITY

The Utah Water Conservation Plan Act (73-10-32, UCA) required each water conservancy
district and public water system with more than 500 connections to submit a Water

Conservation Plan to the State Division of Water Resources and to review and update the plan
every five years. The City staff reviewed the current approved City Water Conservation Plan and
updated the plan to reflect the current per capita water usage for the City and the management
practices that the City used to promote and encourage water conservation within Clearfield City.
It was required that the revised Water Conservation Plan be presented to the City Council for
approval.

Scott Hodge, Public Works, reminded the Council the draft Water Conservation Plan was
presented during a previous work session and explained there was one modification which
needed to be added. He explained language had since been included which identified the City’s
water rates could be used as a water conservation component which illustrated the City’s efforts
to support conservation.

Councilmember LeBaron suggested the City identify where all of its water was being used. Mr.
Hodge responded there were some areas in which water use was unmetered which included some
City parks and facilities. Adam Lenhard, City Manager, stated staff desired to get meters in place
and added the issue would be brought to the Council at the first of the year as part of the budget
process.

Councilmember Benson asked if the City held water for any other city than Syracuse. Mr. Hodge
explained the storage facility near the 700 South well was a joint use reservoir with Syracuse
City and explained the distribution process. He pointed out Syracuse City built that water tank
but stated it did benefit Clearfield City.

Councilmember LeBaron moved to approve and adopt the Updated Water Conservation
Plan as amended by staff and authorize the Mayor’s signature to any necessary documents,
seconded by Councilmember Benson. The motion carried upon the following vote: Voting
AYE — Councilmembers Benson, Bush, Jones, LeBaron and Young. Voting NO — None.

COMMUNICATION ITEMS

Mayor Shepherd

1. Informed the Council that he had the opportunity to serve a Thanksgiving lunch for the Airmen at
HAFB. He mentioned it had been a great opportunity.

2. Expressed a Happy Thanksgiving to those in attendance.

Councilmember Benson — nothing

Councilmember Bush

1. Stated he had attended the Veterans Day Ceremony at the American Legion on
Wednesday, November 11, 2015.
2. Mentioned he had attended the Buy Local meeting.



3. Announced the Parks & Recreation Commission would be touring the City to judge the Holiday
Lighting contest on Wednesday, December 16, 2015. He stated nominations could be made to the
Community Services Department.

4. Informed the Council that the Kiwanis Club was participating in Coats for Kids, (coat drive)
again this year and would be accepting coats and/or donation.

Councilmember Jones — Expressed a Happy Thanksgiving.

Councilmember LeBaron

1. Mentioned the American Legion’s Veterans Day Celebration and complimented them for their
efforts in honoring veterans.
2. Expressed a Happy and Safe Thanksgiving.

Councilmember Young — Wished everyone a Happy Thanksgiving.

Adam Lenhard, City Manager

1. Announced the 2016 Kick-off meeting was scheduled for Friday, January 29, 2015.

2. Informed the Council that City offices would be closed Thursday, November 26, 2015 and
Friday, November 27, 2015 for the Thanksgiving Holiday.

STAFFS’ REPORTS

Nancy Dean, City Recorder — Reviewed the Council’s calendar:
e Tuesday, December 1, 2015 6:00 p.m. work session
e Tuesday, December 8, 2015 regular policy session
e Possible special session on Tuesday, December 15, 2015
e The City’s Christmas Party was scheduled for Friday, December 11, 2015 at the Davis
Conference Center. She stated the $15 fee and food selection would need to be taken care of in
the City’s Utility Department.

There being no further business to come before the Council, Councilmember Young moved to
adjourn at 7:36 p.m., seconded by Councilmember Bush. Voting AYE — Councilmembers
Benson, Bush, Jones, LeBaron and Young. Voting NO — None.



PRESIDING: Mark Shepherd Mayor
PRESENT: Keri Benson Councilmember
Kent Bush Councilmember
Ron Jones Councilmember
Mike LeBaron Councilmember
Bruce Young Councilmember
STAFF PRESENT: Adam Lenhard City Manager
JJ Allen Assistant City Manager
Stuart Williams City Attorney
Scott Hodge Public Works Director
Greg Krusi Police Chief
Eric Howes Community Services Director
Curtis Dickson Community Services Deputy Dir.
Rich Knapp Administrative Services Director
Summer Palmer Human Resource Manager
Nancy Dean City Recorder
Kim Read Deputy City Recorder

CLEARFIELD CITY COUNCIL MEETING MINUTES

6:00 P.M. WORK SESSION

December 1, 2015

VISITORS: Victoria McGrath — McGrath Group, Lisa Eickholt — McGrath Group, Nike Peterson
— Councilmember Elect, Vern Phipps — Councilmember Elect

Mayor Shepherd called the meeting to order at 6:00 p.m.

DISCUSSION ON THE EMPLOYEE COMPENSATION PLAN

Dr. Victoria McGrath from the McGrath Group introduced herself and Lisa Eckholt to the
Council. She shared a brief overview and history of the McGrath Group. She reviewed the
methodology which would be used during the Employee Compensation Plan Study and pointed
out her current visit was to gain an understanding of the City’s departments and structure. She
stated Summer Palmer, Human Resource Manager, had provided her with significant data which
would be used in conjunction with position questionnaires to evaluate the City’s current structure
from an internal perspective. She mentioned years of experience and education would be
included as part of the evaluation process which would result in a point system. She stated the
point system would be used to group positions of similar points which would be coupled with
external market data from previous comparisons provided by Ms. Palmer. She emphasized both
salary information and benefit information would be solicited and studied.

Ms. McGrath stated there would be a follow up visit to the City sometime in February in which
the results of the external market data would be compiled and presented to small employee
groups and the compensation committee. She emphasized at that time discussions would take



place regarding the type of compensation structure the City would like to implement moving
forward. She reported the McGrath Group would design a compensation program to specifically
meet the needs of the City based upon that direction.

Ms. McGrath explained there would be a third visit to the City to review the structure with each
department and a final presentation would be shared with the City Council for its consideration.
She emphasized her staff would take a lot of time up front ensuring its accuracy. She explained
the appeal process which would be available to the employees. She answered questions from the
Council and emphasized McGrath would be building a system which would be fiscally
sustainable.

The meeting adjourned at 6:27 p.m.



CLEARFIELD CITY ORDINANCE 2015-19

AN ORDINANCE AMENDING TITLE 11 OF THE CLEARFIELD CITY CODE
PREAMBLE: This Ordinance amends Title 11 of the Clearfield City Code by amending
Chapters 1, 2, 4, 5, 6, 11, 13 and 14 of said title regarding the Appeal Authority
and outdoor storage as well a few minor amendments.

BE IT ORDAINED BY THE CLEARFIELD CITY COUNCIL:

Section 1. Enactment:

Title 11, Chapter 1, Section 3, Interpretations, is hereby amended to include the following:
11-1-3: INTERPRETATION:

Interpretation and application of the provisions and requirements contained herein are declared to
be the minimum requirements for the purposes set forth, unless otherwise specifically stated. If
in the course of administration hereof, a question arises as to the meaning of any phrase, section,
or chapter, the interpretation thereof shall be given by the planning and zoning administrator of
Clearfield City and shall be construed to be the official interpretation thereof. Appeals of the
planning and zoning administrator’s interpretation shall be made in accordance with table 11.1 of
this section and section 11-1-12 of this chapter.

(see following page)



[
Land Use Authority Appeal Authority
First Appeal Second Appeal
Days To Days To
Land Use Application Advisory Body Authority Appeal® Body Appeal® Body
[
General plan or map amendment Planning City council 30 District court n/a None
commission
[
Land use ordinance or map Planning City council 30 District court n/a None
amendment commission
[
Subdivision ordinance or Planning City council 30 District court n/a None
amendment commission
[
Development agreement Planning City council 30 District court n/a None
commission
|
Project concept plan® Staff Planning n/a None n/a None
commission
[
Site plan Staff Planning 10 Land Use Hearing 30 District
commission Officer court
|
Administrative site plan n/a Staff 10 Planning commission | 30 District
court
[
Preliminary subdivision plat Staff Planning 10 Land Use Hearing 30 District
commission Officer court
[
Final subdivision plat Planning City council 30 District court n/a None
commission
[
Conditional use Staff Planning 10 Land Use Hearing 30 District
commission Officer court
[
Sign permit n/a Staff 10 Planning commission | 30 District
court
[
Lot split Staff Planning 10 City council 30 District
commission court




Lot line adjustment Staff Planning 10 City council 30 District

commission court
Amendment of approved
subdivision plat:
Preliminary Staff Planning 10 Land Use Hearing 30 District
commission Officer court
Final Planning City council 30 District court n/a None
commission
Variance Staff n/a n/a Planning commission 30 District
court
Street or alley vacation Staff City council 30 District court n/a None
Annexations Planning City council 30 District court n/a None
commission
Administrative approvals? n/a Staff 10 Planning commission | 30 District
court

Any appeal of a city council decision shall be to the district court.

In such cases where the appellant may choose either the land use hearing officer or district court as the appeal body, the appeal must
be filed in 10 days if to the council, and 30 days if to the district court.

Notes:
1. Optional application, no decision rendered.
2. Administrative approvals include interpretations of the land use ordinance, etc.
3. Calendar days from the time of written notification by the city of formal action on the application, or approval of the minutes
of the meeting in which the action was taken, whichever occurs first.



Title 11, Chapter 1, Section 8, Paragraph A, Vested Rights, of the Clearfield City Code is hereby
amended to read as follows:

11-1-8: VESTED RIGHTS

A. An applicant is entitled to approval of a land use application if the application conforms to the
requirements of the city's zoning map and applicable land use ordinance in effect when a
complete application is submitted and all fees have been paid, unless:

1. The governing body, on the record, finds that a compelling, countervailing public interest
would be jeopardized by approving the application; or

2. In the manner provided by city ordinance and before the application is submitted, the city has
formally initiated proceedings to amend its ordinances in a manner that would prohibit approval
of the application as submitted. The process for formally initiating proceedings to amend the

city's ordinances shall begin with the filing of the petition required by section 11-6-2 of this title.

Title 11, Chapter 1, Section 14, Paragraph D, Annexation, of the Clearfield City Code is hereby
amended to read as follows:

11-1-14: ANNEXATION:

D. The city may establish forms and procedures for applications/petitions for annexation to the
city in addition to those set forth by state law.

Title 11, Chapter 1, Section 15, Paragraph A, Development Applications and Procedures, of the
Clearfield City Code is hereby amended to read as follows:

11-1-15: DEVELOPMENT APPLICATIONS AND PROCEDURES:

A. All development and building permit applications are to be presented to the city on the
applicable application form(s) provided by the city.

Title 11, Chapter 1, Section 15, Paragraph D, Development Applications and Procedures, of the
Clearfield City Code is hereby amended to read as follows:

11-1-15: DEVELOPMENT APPLICATIONS AND PROCEDURES:

D. An application for a required development approval, permit, or license shall be initiated by
submitting the appropriate application(s) to the planning and zoning administrator.

Title 11, Chapter 1, Section 15, Paragraph F, Development Applications and Procedures, of the
Clearfield City Code is hereby amended to read as follows:



11-1-15: DEVELOPMENT APPLICATIONS AND PROCEDURES:

F. An applicant may withdraw an application at any time prior to a final decision on the
application. Application fees shall not be refundable if prior to withdrawal:

1. A review of the application by the city has commenced; or

2. Notice of a meeting or public hearing to consider the application with the planning
commission or city council has been mailed, posted or published.

Title 11, Chapter 1, Section 17, Paragraph B, Subparagraph 4, Determination for Uses not
Listed as Permitted or Conditional Uses, of the Clearfield City Code is hereby amended to read
as follows:

11-1-17: DETERMINATION FOR USES NOT LISTED AS PERMITTED OR
CONDITIONAL USES:

4. The determination and all information pertaining thereto shall be assigned a file number
classifying it as an administrative determination and shall become a permanent public record.
Such use shall become a permitted or conditional use in the zone specified in the determination,
and shall have the same status as a permitted or conditional use specifically named in the
regulations of the zone classification.

Title 11, Chapter 2, Section 3, Building Permits, of the Clearfield City Code is hereby amended
to read as follows:

11-2-3: BUILDING PERMITS:

A. Permit Required: No building or structure shall be constructed, reconstructed, altered,
remodeled, moved or demolished without a permit issued by the city.

B. Application: Applications for building permits shall be made to the building official. All
applications shall be accompanied by plans showing information required by the city.

C. Permits To Comply With This Title: All building permits shall be reviewed by the building
official and planning and zoning administrator for compliance with this title before being issued.
No permit shall be issued unless and until the contemplated action is in compliance with the
provisions of this title.



Title 11, Chapter 4, Section 2, Procedures, of the Clearfield City Code is hereby amended to
read as follows:

11-4-2: PROCEDURES:

B. Application: Application for a conditional use permit shall be made in writing on forms
prepared by the planning and zoning administrator by the property owner or registered agent.
Upon receipt of a complete application, the planning and zoning administrator shall schedule the
application for consideration by the planning commission. The planning and zoning
administrator shall not place any application on the planning commission agenda until all items
required by this title have been submitted or are omitted for good cause.

Title 11, Chapter 4, Section 5, Expiration of Permit, of the Clearfield City Code is hereby
amended to read as follows:

11-4-5: EXPIRATION OF PERMIT:

A land use authorized by a conditional use permit must commence within one year of the time
the permit is issued. If the permit holder has not commenced action under the permit within this
time, the permit shall expire and the holder must apply for a new permit. The planning
commission may grant an extension for good cause shown. Only one extension may be granted
and the maximum extension shall be for six (6) months. Applications for extension must be
submitted to the planning and zoning administrator in writing prior to the expiration of the
original permit. The application must describe the cause for requesting the extension and be
accompanied by the fee required by the city's fee schedule. A public hearing shall be held by the
planning commission for any application for extension.

Title 11, Chapter 5, Section 2, Paragraph B, Procedures, of the Clearfield City Code is hereby
amended to read as follows:

11-5-2: PROCEDURES:

B. Application: Application for site plan review shall be made in writing by the property owner
or their certified agent on forms prepared by the city. The planning and zoning administrator
shall review the site plan application when it is submitted to see that all information and items
required by this title are included in the application. The planning and zoning administrator shall
not perform an administrative site plan review, or place any site plan on the planning
commission agenda until all items required have been submitted or are omitted for good cause.

Title 11, Chapter 5, Section 2, Paragraph C, Procedures, of the Clearfield City Code is hereby
amended to read as follows:

11-5-2: PROCEDURES:

C. Contents Of Plan: Applications for site plan review shall be accompanied by three (3) full size
(24 inch x 36 inch) and five (5) half size (11 inch x 17 inch) paper copies of site development



plans and/or architectural drawings, and one electronic copy in a format approved by the city. All
plans shall be drawn to a standard scale (not smaller than 1 inch = 30 feet) and stamped by a
licensed landscape architect or civil engineer, and shall contain the following:

[

. The building lot and dimensions.

N

. Existing building locations.

w

. Proposed building locations.

4. Existing trees and shrubbery.

o1

. Proposed landscaping and fencing.

()]

. Vehicular and pedestrian access and circulation.
. Off street parking facilities.

\‘

8. Location and width of abutting streets.

9. Existing and proposed utilities.

10. Architectural drawings at a scale no smaller than one-eighth inch equals one foot (/" = 1),
sketches or perspectives of exterior elevations, structures, signs and indication of types of
materials to be used. Said elevations or renderings must be sufficiently complete to show
building heights and rooflines, exterior finish materials, the location and height of any walls,
signs, light standards, openings in the facade, and the general architectural character of the
building.

11. A full description of the proposed development with respect to type of use, density, height,
construction, square footage, and unusual utility demands (including water needs).

12. Vicinity map and north arrow.
13. Location of existing and proposed streetlights (including style and height).
14. The following statistical information shall also be provided:

a. Gross acreage of total project and acreage of phases (if applicable).

b. Square footage of all individual buildings (with square feet of intended uses in each
building).

c. Building coverage (percent of overall site).

d. Number of parking spaces required (with ratios).



e. Number of parking spaces provided.

f. Open space (percent of overall site).

g. Current zoning of property.

h. Type of construction.
15. Two (2) copies of a preliminary grading and drainage plan (stamped by a licensed engineer)
showing existing and proposed contours at two foot (2) intervals. The existing contours shall
extend a minimum of twenty five feet (25') beyond the property line. The plan shall also include

any watercourse, storm drain pipe sizes, slopes and elevations, floodplains, unique natural
features, natural hazards, proposed building finished floor elevation, etc.

16. Any other information deemed necessary by the city.

Title 11, Chapter 5, Section 5, Expiration of Approval; Extension, of the Clearfield City Code is
hereby amended to read as follows:

11-5-5: EXPIRATION OF APPROVAL; EXTENSION:

Failure to obtain a building permit for an approved site plan within twelve (12) months of the
date of approval by the land use authority shall result in the expiration of said approval. The land
use authority may grant an extension for good cause shown for up to an additional six (6) months
after the original date of approval. Applications for extension must be submitted to the planning
and zoning administrator in writing prior to the expiration of the original permit. The application
must describe the reason for the extension, and shall be accompanied by the fee set forth in the
city's fee schedule.

Title 11, Chapter 6, Section 2, Paragraph B, Petition for Change to Land Use Ordinance or
Zoning Map, of the Clearfield City Code is hereby amended to read as follows:

11-6-2: PETITION FOR CHANGE TO LAND USE ORDINANCE OR ZONING MAP:

B. Information And Items Required: The petition shall be submitted in writing on forms prepared
by the city and shall contain the following information:

1. Designation of the specific section amendment or zone change desired.
2. The reason and justification for such change.

3. A draft of the proposed section amendment or a complete and accurate legal description of the
area proposed to be rezoned.

4. An accurate property map showing all areas to be included in the rezoning and all properties
immediately adjacent to the proposed rezone area.



5. A list of all property owners within three hundred feet (300") of the boundaries of the property
to be rezoned, according to the assessment rolls of the Davis County assessor. Stamped,
addressed envelopes for each property owner shall also be submitted by the applicant. The return
address shall be for the city.

Title 11, Chapter 6, Section 4, Paragraph B, Petition for Change to General Plan or General
Plan Maps, of the Clearfield City Code is hereby amended to read as follows:

11-6-4: PETITION FOR CHANGE TO GENERAL PLAN OR GENERAL PLAN MAPS:

B. Information And Items Required: The petition shall be submitted in writing on forms prepared
by the city and shall contain the following information:

1. Designation of the specific text or map amendment desired.

2. The reason and justification for such change.

3. A draft of the proposed text or map amendment.

4. An accurate property map showing all areas to be included in the amendment and all
properties immediately adjacent to the proposed amendment area.

Title 11, Chapter 11, Article D, Section 2, Permitted and Conditional Uses, of the Clearfield City

Code is hereby amended to read as follows:

A. The following buildings, structures, and uses of land shall be permitted in the M-1
manufacturing zone upon compliance with the requirements set forth in this code:

Automobile repair.
Business services.
Laboratories.
Manufacturing.
Medical clinics.
Mobile food vendors.
Offices.

Parks and open space.

Personal services.



Pet grooming facilities.

Physical therapy facilities.

Public uses.

Restaurants.

Retail stores.

Warehouses.

B. The following buildings, structures, and uses of land shall be allowed in the M-1
manufacturing zone upon compliance with the requirements set forth in this code and upon
obtaining a conditional use permit as specified in chapter 4 of this title:

Daycare facilities.

Greenhouses.

Landscape supply yards.

Outdoor storage.

Sexually oriented businesses.

Tattoo or body piercing establishment.

Vocational and technical training facilities.

C. Uses which create traffic hazards, excessive noise, dust, fumes, odors, smoke, vapor, vibration
or industrial waste disposal problems for adjacent residential uses shall not be permitted

Title 11, Chapter 13, Section 12, Outdoor Storage, of the Clearfield City Code is hereby
amended to read as follows:

11-13-12: OUTDOOR STORAGE:

"Outdoor storage" is hereby defined as the commercial storage or keeping of building materials,
equipment, fuels, vehicles, goods, commodities or raw materials outside of a building or
structure. Outdoor storage shall only be permitted as an accessory use in the M-1 or C-2 zones,
subordinate to a permitted use on the same lot. In addition to requirements found elsewhere in
this Code and laws of the state of Utah, all outdoor storage shall comply with the following
regulations:


http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=4

A. No yard or other open space around an existing building, or which is hereafter provided
around any building for the purpose of complying with the provisions of this title, shall be used
for outdoor storage without first obtaining site plan approval for such use from the planning
commission in accordance with chapter 5 of this title. The storage, keeping, or parking of a
vehicle on an approved parking space at a private residence shall not be considered outdoor
storage. The outdoor display of goods and other merchandise for retail sale shall not be
considered outdoor storage. No other area or parcel of land shall be used for such purposes
except as specifically permitted herein. Outdoor storage of junk, trash, debris, or other waste
materials is prohibited on any lot or parcel in the city.

B. All outdoor storage, except for agricultural products, shall be enclosed by a fence or wall at
least six feet (6") in height and impervious to sight from any public street, right of way, or
adjacent property. No items may be stacked higher than the fence or wall of the enclosure, unless
expressly exempted elsewhere in this title.

C. No materials or waste shall be deposited upon any property in such form or manner that they
may be transferred off such property by natural causes or forces. All materials or wastes which
might cause fumes or dust, or which constitute a fire hazard, or which may be edible by, or
otherwise be attractive to rodents or insects may not be stored outdoors unless put in closed
containers.

D. Open storage of hay or other agricultural products shall be located not less than forty feet
(40" from a public street, and fifty feet (50') from any dwelling on adjoining property; except,
that any accessory building containing such products shall be located as required for all
agricultural accessory buildings as provided for herein.

E. Outdoor storage in the C-2 zone shall not exceed six feet (6”) in height. Outdoor Storage in
the M-1 may exceed the height of six feet (6') up to a maximum height of up to fifteen feet (15)
only if all adjacent properties share the same M-1 zone designation. If a railroad right of way is
adjacent to the property, storage may only exceed six feet (6") upon planning commission
approval. The following shall be the criteria by which the planning commission shall review the
storage:

1. There shall be adequate screening to prevent any residential zones across the railroad right of
way from viewing the storage.

2. The storage shall be screened to prevent a view of the storage from a commuter rail train.
Screening can be accomplished by a change in grade, landscaping, or sight obscuring fences and
walls. The planning commission may impose any other conditions designed to mitigate the
impact of the storage.

F. All areas used for outdoor storage shall be properly surfaced with an impermeable, all weather
material, and shall be kept free of weeds and debris.
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Title 11, Chapter 13, Section 23, Paragraph C, Landscaping Standards and Requirements, of the
Clearfield City Code is hereby amended to read as follows:

11-13-23 LANDSCAPING STANDARDS AND REQUIREMENTS

C. Bond Required: In order to ensure that all required landscaping is installed in an acceptable
manner, the developer shall post a separate cash bond with the city recorder or establish an
escrow account with an appropriate financial institution. The cash bond or escrow account shall
be subject to approval by the city engineer, and shall be in an amount equal to one hundred
twenty five percent (125%) of the estimated costs of construction and installation of all required
landscaping, parks, playgrounds, recreation facilities, fences, walls, and other amenities shown
on the final landscape plan or site plan, as applicable.

1. The bond or escrow account shall be posted or established in accordance with all other city
regulations.

2. The bond or escrow account shall be posted or established prior to the issuance of a certificate
of occupancy for the site.

3. The bond shall be accompanied by a schedule of anticipated completion dates for such
improvements. In no case shall the time period for completion exceed the time periods set forth
in subsection B of this section.

4. In the event that the improvements are not completed in reasonable conformance with said
schedule, the city may undertake to complete the improvements and pay for such improvements
from the bond or escrow account.

5. This section shall not pertain to the completion or installation of private landscaping on
individual building lots for single-family dwellings.

Title 11, Chapter 14, Section 5, Paragraph F, Subparagraph 2, Parking Area and Parking Lot
Requirements, of the Clearfield City Code is hereby amended to read as follows:

F. Parking Lot Islands: Landscaped parking lot islands shall be provided as follows:
11-14-5: PARKING AREA AND PARKING LOT REQUIREMENTS:

2. On single rows of parking there shall be a twenty foot (20") long by five foot (5") wide
landscaped island a minimum of every twelve (12) stalls. In situations where the parking stall
allows a portion of the vehicle to extend over landscaping (‘“nose over landscaping”), the island
planter may be allowed to be no less than 18’ in length. Islands on a single parking row shall
have a minimum of one deciduous tree having a minimum trunk size of two inches (2") in caliper
measured eight inches (8") above the soil line. Other landscaping installed in the island shall
include shrubbery and an acceptable ground cover. No hard surface improvements such as
concrete or asphalt are allowed within any landscaped islands.



Section 2. Repealer: Any provision or ordinances that are in conflict with this ordinance are
hereby repealed.

Section 3. Effective Date: These amendments shall become effective immediately upon
passage and posting.

Passed and adopted by the Clearfield City Council this 8" day of December, 2015.

CLEARFIELD CITY CORPORATION

Mark R. Shepherd, Mayor

ATTEST:

Nancy R. Dean, City Recorder

VOTE OF THE COUNCIL
AYE:
NAY:

EXCUSED:
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Staff Report ) N
To: Mayor Shepherd and City Council Members C/ﬁ’ﬂ ﬁf/ﬂ/ a

we've got it made

From: JJ Allen, Assistant City Manager

Date: December 2, 2015

Re: West Square Development Agreement

. RECOMMENDED ACTION

Approve the West Square Development Agreement with Ironwood Development Group,
L.C., and authorize the Mayor’s signature to any necessary documents.

[I. DESCRIPTION / BACKGROUND

The West Square Subdivision, a 141-unit apartment complex on 8.82 acres located at
850 South 490 East, received land use approval earlier this year. This Development
Agreement is one of the final items needed prior to construction of the project.

Highlights of the Agreement are as follows:

The project will include one-, two-, and three-bedroom apartment units with no
less than 700 square feet.

Exterior finishes will be a combination of architectural metal, brick, stucco, LP
Smartside, rock, or masonry, with elevations as approved in the site plan
(attached).

25% of the property shall remain as open space (see site plan).
Developer shall install various public improvements, including:

o Depot Street extension and waterline (subject to reimbursement from
benefited properties, via a separate reimbursement agreement).

o Off-site sewer and storm drain improvements on the Gunderson property,
west of Depot Street (to be reimbursed by the City).

0 A storm drain crossing the property, connecting Depot Street to 550 East
(reimbursed by City).

0 A storm drain and detention basin for water generated off-site from
properties to the north and east of the property (reimbursed by City).



IMPACT

Developer shall purchase the City’s surplus property east of Depot Street (sale
already approved by the City Council earlier this year.

a. Fiscal

The City’'s General Fund will receive $10,000 from the sale of the surplus
property. However, the improvements that will be paid for by the City amount
to approximately $293,000 (the numbers in Exhibit C are still being fine-tuned).
Those costs would be paid from the respective enterprise funds, likely from
impact fees. If the improvements are complete and the City is invoiced prior to
the end of the fiscal year, the FY16 budget would need to be amended
accordingly.

It should also be noted that the development will be required to pay impact fees.
With 141 units, and given the impervious surface and size of the water and
sewer connections, the impact fees on this project will be a considerable sum
of money.

Of course, the development will create new value, which will increase the City's
property tax base. Because the West Square property is within the boundaries
of RDA #9, the CDRA will capture the tax increment for the next several years.

. Operations / Service Delivery

The public improvements associated with this project will be a great benefit to
Clearfield. The Depot Street extension has been on the master streets plan for
many years, and this project will accomplish a big chunk of it. Sewer and
stormwater issues will also be addressed, improving the functionality of those
systems.

SCHEDULE / TIME CONSTRAINTS

The Developer is planning to begin site work within the next couple of months. We
expect that this project will move forward quickly.

LIST OF ATTACHMENTS

West Square Development Agreement (with attachments)

West Square Site Plan and elevations
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DEVELOPMENT AGREEMENT
for
WEST SQUARE SUBDIVISION
between
CLEARFIELD CITY CORPORATION
and
IRONWOOD DEVELOPMENT GROUP, L.C.

THIS AGREEMENT is entered into this day of December 2015, by and
between Clearfield City Corporation (the “City”), a Utah Municipal Corporation, and
IRONWOOD DEVELOPMENT GROUP, L.C. (“Developer™).

RECITALS

A. Developer intends to develop certain property situated in Clearfield City,
Davis County, Utah, located at approximately 850 South 490 East,
Clearfield, Utah more particularly described in the parcel description labeled
Exhibit “A” attached hereto and referred to herein as the “Property.”

B. Developer either owns or has a contractual right to purchase the Property.

C. The City has authorized the negotiation and adoption of development
agreements under appropriate circumstances in order to help address the
impacts of development on the community, to resolve issues relative to a
particular development, to protect both public and private property rights, and
to promote the health, safety and welfare of the community.

D. Developer is willing to develop the Property in a manner that is in harmony
with and intended to promote the long-range policies, goals and objectives of
the City’s General Plan, Land-Use Ordinance and other development
regulations and more specific planning issues associated with the Property as
more fully set forth below.

E. This Agreement is intended to set forth the agreement between the Developer
and the City regarding the development of the Property and place upon the
Developer the conditions set forth herein.

F.  Developer has indicated a desire to voluntarily enter into and be bound by this
Agreement.

G. The Developer desires to develop the Property according to the West Square
Subdivision Plat and Improvement Drawings dated September 11, 2015 as
well as incorporating any changes thereto as set forth in the approved final
subdivision plat to be recorded with the Davis County Recorder’s Office,
which documents are attached hereto as Exhibit “B” (the “Plat™).



H. On August 25, 2015, the City approved the Plat submitted by the Developer
for the development of the Property.

I.  Developer and City are entering into this Development Agreement as part of
the subdivision approval process for the development of the Property.

J.  The City, acting pursuant to its authority under Title 10, Chapter 9a of the
Utah Code and in furtherance of its land use policies, goals, objectives,
ordinances, resolutions, and regulations has made certain determinations with
respect to the development of the Property, and in the exercise of its legislative
discretion has elected to approve this Agreement.

AGREEMENT

The foregoing Recitals are hereby incorporated into this Agreement by this
reference.

NOW, THEREFORE, in consideration of the premises and the terms and
conditions herein stated and for other valuable consideration, the adequacy of which is
acknowledged by the parties hereto, it is agreed as follows:

I. Development of the Property.

A. Developer hereby agrees to construct and to install all improvements described in
the Plat. The Plat is an integral part of this Agreement and the City’s approval of such is
conditioned upon the Property being developed in accordance therewith and as stated in
this Agreement. In the event that Developer does not complete such improvements
according to the specific plans set forth in the Plat as well as in this Agreement, the City
shall have the right to cause such work to be done as is necessary to complete the
installation of the improvements specified in the Plat and Developer shall be liable for the
cost of such additional work.

In addition, this development requires the installation of sanitary sewer and storm
sewer lines on that certain parcel of real property located west of the Property and owned
by Joyce Gunderson (Tax Parcel No. 12-066-0133) (the “Gunderson Property™). The
Developer shall be responsible for installing those lines, as described and with the cost
estimates shown in Exhibit “C” (“City Reimbursements™), in accordance with the City’s

standards, and at the City’s sole cost and expense.

No building permits shall be issued for construction in the subdivision until the
City has approved the final Subdivision Plat and the final Site Plan and the Plat has been
recorded against the Property along with this Agreement.

Commented [JA1]: This exhibit currently being reviewed by
Public Works and Engineering.




B. Housing units within the development of the Property shall be one-, two-, and
three-bedroom apartment units.

C. Residential units shall have at least 700 square feet of finished floor area above
grade. No slab on grade construction without footings is allowed.

D. Each main building on the Property shall have the setbacks, front yards, back
yards and side yards as shown on the approved Final Site Plan.

E. All exterior finishes must include a combination of architectural metal, brick,
stucco, LP Smartside (or substantially similar product), rock, or masonry. Each building
shall have front elevations which include at least thirty percent (30%) architectural metal,
thirty percent (30%) stucco and three percent (3%) stone. Side and rear elevations for
each building must include thirty percent (30%) architectural metal, thirty percent (30%)
stucco and five percent (5%) stone.

F. Developer shall construct residential units on the Property in substantial
conformance with the plans and elevations presented to the City during the approval
process which elevations shall be kept on file in the records of Clearfield City.

G. Developer agrees to provide at least twenty-five percent (25%) of the newly
developed Property to remain as open space. Developer shall construct, install, and pay
for all improvements related to the open space and it shall have shrubs, trees and grass
covering that shall be mowed, watered and maintained by the owner(s) of the Property.

H. The Developer shall record this Agreement as covenants running with the lots and
land in the Development and indicate on the approved Final Subdivision Plat the
existence of this Agreement and the recording data therefore.

. The Parties shall, in connection with this Development Agreement, execute that
certain Reimbursement Agreement for Project Improvements (the “Reimbursement
Agreement”), by which the City shall collect from the owners and developers of the
Benefited Properties (as defined in the Reimbursement Agreement) a payment, to be
collected at the time of development of the property owned by the Benefited Parties
pursuant to the terms of the Reimbursement Agreement. All such amounts shall be
distributed to Developer as reimbursement for costs incurred in making the
improvements described in the Reimbursement Agreement. The Reimbursement
Agreement shall be in substantially similar form to that attached hereto as Exhibit “D”.

K. It is further agreed and understood that the Developer shall be given approval by
the city to construct not more than 141 residential units on the Property, as set forth in
Exhibit “B”, once the Plat and this fully executed Agreement have been recorded at the
Davis County Recorder’s Office, and building permits have been approved and paid for.



L. The Developer must comply with the City’s requirements for guaranteeing the
installation and warranty of all subdivision improvements, including landscaping,
pursuant to the City’s subdivision ordinance and all other applicable laws.

M. City Reimbursements. City shall reimburse Developer 100% of Developer’s
actual costs incurred for making the following improvements, as estimated in Exhibit
“C.” City shall not reimburse Developer for costs beyond those estimated in_Exhibit “C”
unless City separately agrees to do so in writing.

1. Sanitary sewer and storm drain running through the Gunderson Property;

2. Storm drain running through the Property from 550 East, including any
corresponding incremental costs, if any (including, without limitation, the upsizing of the
Depot Street storm drain and/or shifting the high point of Depot Street), together with any
expense incurred by Developer in modifying the parking lot (including the modification
of elevations) as a result of such storm drain.

3. Storm drain and detention basin collecting storm water generated off-site
from properties to the north and east of the Property (Hamblin Park, Meadows
Condominiums, Meadows Townhomes, etc.).

N. Purchase of Surplus Property. For the purchase price of $10,000, Developer shall
purchase from the City that certain surplus real property owned by the City and located
west and adjacent to the Property (the “Surplus Property”). The Surplus Property is
described in Exhibit “E”, attached hereto and incorporated herein.

Il. Conditions Precedent.

The terms and conditions set forth in this Agreement shall not take effect unless and until
the Clearfield City Council has officially approved this Agreement and authorized the
Mayor’s signature hereto, the Agreement has been fully executed by all parties, and has
been recorded against the Property.

I11. Preliminary and Final Subdivision Plat Approval.

A. Developer expressly acknowledges and agrees that nothing in this Agreement
shall be deemed to relieve Developer from the obligation to comply with all of the
applicable requirements for the approval of preliminary and final subdivision plats for all
proposed development on the Property which are consistent with the City’s existing land
use regulations, development standards and the terms of this Agreement.

B. Pursuant to the City’s subdivision ordinance, following approval of the final
subdivision plat by the City Council, but before approval from the City Attorney or
recording of the final plat with the Davis County Recorder’s Office, the City will verify



that proper assurances (escrow account and agreement, and/or surety bond) are in place to
guarantee the satisfactory installation and warranty of the subdivision improvements.

V. Other Terms and Conditions.

A. Agreement to Run With the Land. This Agreement shall be recorded against the
Property in the Office of the Davis County Recorder and is intended to and shall be deemed
to run with the land, and shall be binding upon all successors and assigns of the Developer
in the ownership or development of any portion of the Property.

B. Construction of Agreement. This Agreement shall be construed so as to effectuate
the public purpose of implementing long-range planning objectives, obtaining public
benefits, and protecting any compelling countervailing public interest.

C. Waiver. The failure of either party at any time to require a performance of any
provision of this Agreement shall not limit the party’s right to enforce the provision, nor
shall any waiver of any breach of any provision be a waiver of any succeeding breach of
any provision or a waiver of the provision itself or any other provision.

D. Relationship of Parties and No Third-Party Rights. This Agreement does not create
any joint venture, partnership, undertaking, or business arrangement between the parties
hereto nor any rights or benefits to third parties.

E. Integration Clause. This Document and those incorporated by reference constitute
the entire agreement between the Parties and may not be amended except in writing signed
by the Parties.

F. Exhibits Incorporated. Each exhibit attached to and referred to in this Agreement is
hereby incorporated by reference as though set forth in full where referred to herein.

G. Counterparts. This Agreement may be executed in multiple counterparts, which
together shall constitute one and the same document.

H. Attorneys’ Fees. In the event of any action or suit by a party against the other party
for any reason of any breach of any of the covenants, conditions, agreements, provisions
on the part of the other part arising out of the Agreement, the prevailing party in such action
or suit shall be entitled to have and recover from the other party all costs and expenses
incurred therein, including reasonable attorneys’ fees.

I Governing Law and Venue. It is mutually understood and agreed that this
Agreement shall be governed by the laws of the state of Utah, both as to interpretation and
performance. Any action at law, suit in equity, or other judicial proceeding for the
enforcement of this Agreement or any provision thereof shall be instituted only in the
Second Judicial District Court, Farmington Department, State of Utah.




J. Remedies for Breach. In addition to any other remedies allowed under law or
equity, the parties shall specifically be entitled to specific performance of the terms and
conditions under this Agreement.

K. Successors and Assigns of the Parties. This Agreement shall be binding upon the
parties and their successors and assigns, and where the term “Developer”, “Party” or
“Parties” is used in this Agreement it shall mean and include the successors and assigns of
Developer. In addition, Developer may only assign the rights to develop a part or all of the
Property to a third party pursuant to the terms of this Agreement if the City provides prior
written consent to said assignment, and provided that such third party agrees in writing to
be bound by the terms of this Agreement and that such written agreement to be bound has
been provided to the City.

L. Headings. The paragraph headings of this Agreement are for the purposes of
performance only and shall not limit or define the provisions of this Agreement or any of
said provisions.

M. Severability or Partial Validity. If any term, covenant, paragraph, or condition of
this Agreement or the application thereof to any person or circumstance shall to any extent
be invalid or unenforceable, the remainder of this Agreement shall not be affected thereby
and each such remaining term, covenant, or condition of this Agreement shall be valid and
enforceable to the full extent permitted by law.

N. Warranty of Authority. Each party signing or executing this Agreement warrants
that they have full authority to sign this Agreement and by signing said Agreement do bind
the parties thereto.

0. Warranty Inspections. The Developer agrees to reimburse the City or pay directly
to the City's engineer any costs associated with the intermediate and final warranty
inspections that are required prior to acceptance of the subdivision improvements by the
City.

P. Reserved Legislative Powers. Nothing in this Agreement shall limit the future
exercise of the police power by the City in enacting zoning, subdivision, development,
transportation, environment, open space, and related land use plans, policies, ordinances,
and regulations after the date of this Agreement.

Q. Notices. All notices required or permitted under this Agreement shall be given in
writing by certified mail or express courier delivery, at the following addresses:

If to the City: Clearfield City Corporation
Attn: City Manager
55 S. State St., 3" FI.
Clearfield, UT 84015



With a copy to: Clearfield City Attorney
55 S. State St., Suite 333
Clearfield, UT 84015

If to the Developer:  Ironwood Development Group, L.C.
50 E. 2500 N. Suite 101
North Logan, UT 84341

IN WITNESS WHEREOF, the Developer and Clearfield City have executed this
Agreement effective as of the date first above written.

CLEARFIELD CITY CORPORATION, IRONWOOD DEVELOPMENT
A Utah Municipal Corporation GROUP, L.C., a Utah limited
Liability company
By:
Mark R. Shepherd, Mayor By:
Jeff Jackson, Manager
ATTEST:
By:

Nancy R. Dean, City Recorder

CORPORATE ACKNOWLEDGMENT

STATE OF UTAH )

§
COUNTY OF CACHE)
On the day of December 2015 personally appeared before me, Jeff

Jackson as signer of the foregoing document, who duly acknowledged to me that he has
corporate authority on behalf of Ironwood Development Group, L.C. to execute the same,

and did so on behalf of the Limited Liability Company.



NOTARY PUBLIC

Residing:
STATE OF UTAH )
§
COUNTY OF DAVIS)
On of , 2015 personally appeared before me, Mark R. Shepherd

and Nancy R. Dean, who being by me duly sworn did say, that they are the Mayor and
City Recorder of Clearfield City Corporation, and that the within and foregoing
instrument was signed on behalf of said corporation by authority of the City Council and
the said, Mark R. Shepherd and Nancy R. Dean, acknowledged to me that said
corporation executed the same.

NOTARY PUBLIC
Residing:



EXHIBIT “A”
PROPERTY

Davis County Tax Parcels No. 12-066-0089, 12-066-0090, 12-066-0115, 12-067-0023,

12-067-0159, 12-066-0120, 12-066-0121‘ /{ Commented [JA2]: Need legal description(s), not just Tax ID

numbers.




EXHIBIT “B”

PLAT
[SEE ATTACHED]
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PROJECT

WEST SQUARE

PART OF THE NORTHWEST QUARTER OF SECTION 12, TOWNSHIP 4 NORTH,
RANGE 2 WEST, SALT LAKE BASELINE AND MERIDIAN
CLEARFIELD CITY,

DAVIS COUNTY, UTAH

INDEX SHEET

SHEET INDEX

SHEET NO.| SHEET DESCRIPTION
INDEX SHEET

EXIST-DEMO PLAN
SEWER EXTENSION
DEPOT ROAD PLAN
HYDROLOGY MAP
DRAINAGE PLAN
DETAILS

OO (NN | —

OWNER/DEVELOPER
IRONWOOD DEVELOPMENT GROUP LC

CIVIL ENGINEER

ALLIANCE CONSULTING
ENGINEERS, INC.

150 EAST 200 NORTH SUITE P
LOGAN, UTAH 84321
435-755-5121

GENERAL NOTES (APPLICABLE TO ALL CIVIL SHEETS):

1. ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH THE PROJECT
SPECIFICATIONS, APWA, CLEARFIELD CITY STANDARDS, SOUTH VALLEY SEWER DISTRICT,
STATE OF UTAH AND ANY OTHER APPLICABLE STANDARDS ISSUED BY THE CONTROLLING
AGENCY.

2. CONTRACTOR SHALL FIELD VERIFY ALL DIMENSIONS BEFORE CONSTRUCTION. ANY
DISCREPANCIES BETWEEN CONSTRUCTION DOCUMENTS AND FIELD CONDITIONS SHALL
IMMEDIATELY BE BROUGHT TO THE ATTENTION OF THE OWNER.

3. CONTRACTOR SHALL REPAIR AND/OR REPLACE ANY AREAS AND/OR MATERIALS
DAMAGED DURING CONSTRUCTION.

4. CONTRACTOR SHALL MAINTAIN ALL ADJACENT PROPERTY (PUBLIC & PRIVATE) FROM
ALL CONSTRUCTION DEBRIS.

5. CONTRACTOR SHALL PROVIDE SMOOTH TRANSITION FROM ALL NEW CONSTRUCTION TO
EXISTING CONDITIONS.

6. CONTRACTOR SHALL PROVIDE ALL NECESSARY AUTOMOBILE AND PEDESTRIAN TRAFFIC
CONTROL DEVICES REQUIRED BY LOCAL, STATE, AND FEDERAL CODES AND ORDINANCES.

7. CONTRACTOR SHALL REPLACE SURVEY MONUMENTS DAMAGED DURING CONSTRUCTION.
SURVEY MONUMENTS TO BE REPLACED BY A REGISTERED, LICENSED LAND SURVEYOR.

8. CONTRACTOR TO LOCATE ALL EXISTING UTILITIES, INCLUDING FIBER OPTIC, ANY
DAMAGES TO EXISTING UTILITIES WILL BE REPAIRED AT CONTRACTORS EXPENSE.

9. DIMENSIONS SHOWN ARE TO THE CENTER OF THE PIPELINE UNLESS OTHERWISE
NOTED.

10. DISTANCES SHOWN ALONG PIPELINES ARE HORIZONTAL DISTANCES AND NOT ACTUAL
PIPE LENGTHS. MORE PIPE MAY BE REQUIRED TO COMPLETE CONSTRUCTION THAN IS
DIMENSIONED IN THE PLANS.

11. THRUST BLOCKS SHALL BE PLACED ON WATERLINES AT ALL DIRECTION CHANGES,
FITTINGS, BENDS, ELBOWS, FIRE HYDRANTS AND GATES VALVES AS SHOWN IN THE
PROJECT PLANS.

12. CONTRACTOR IS REQUIRED TO HAVE A SET OF APPROVED PLANS ON THE SITE AT
ALL TIMES. ANY WORK COMPLETED WITHOQUT A SET PRESENT IS DONE SO AT THE
CONTRACTORS RISK AND EXPENSE IF ERRORS OCCUR.

13. CONTRACTOR IS RESPONSIBLE FOR PROVIDING WATER NECESSARY FOR DUST
ABATEMENT, COMPACTION, ETC.

14, THE CONTRACTOR SHALL BE RESPONSIBLE FOR SECURING SOURCES FOR GRANULAR
MATERIALS, WATER, WASTE SITES, AND ANY OTHER MATERIALS SOURCES AS REQUIRED
FOR PROJECT COMPLETION.

15. ANY WORK DONE WITHIN A PUBLIC RIGHT—OF—WAY SHALL BE COORDINATED WITH
THE APPROPRIATE TRANSPORTATION AGENCY AND SHALL MEET THE REQUIREMENTS OF
THAT AGENCY AND THE REQUIREMENTS OF ANY RIGHT—OF—WAY OR SPECIAL USE
PERMITS.

16. THE CONTRACTOR SHALL COORDINATE ALL LIVE TAPS AND ANY OTHER WORK OR
MANIPULATION OF THE WATER SYSTEM WITH THE CITY.

17. ON SLOPING AREAS THE CONTRACTOR SHALL TAKE PRECAUTIONS TO MITIGATE ANY
POSSIBLE EROSION PROBLEMS IN THE TRENCHES DUE TO STORM WATER THAT MIGHT
OCCUR DURING OR AFTER CONSTRUCTION AS DIRECTED OR APPROVED BY ENGINEER.

18. THE CONTRACTOR SHALL INSTALL AND MAINTAIN ALL EROSION CONTROL MEASURES
AS DETAILED IN THE PROJECT PLANS UNTIL A NOTICE OF TERMINATION IS APPROVED BY
AND ISSUED BY THE STATE FOR THIS PROJECT.

19. THE CONTRACTOR IS REQUIRED TO TAKE ALL PRECAUTIONS NECESSARY TO INSURE
THAT NO STORM WATER/SEDIMENT AND/OR CONSTRUCTION DEBRIS ARE RELEASED FROM
THE SITE. ANY RELEASES SHALL BE CLEANED AND MITIGATED AT THE CONTRACTOR'S
EXPENSE.

20. CONTRACTOR SHALL COORDINATE ALL CONSTRUCTION ACCESS AND RELATED TRAFFIC
CONTROL WITH THE COUNTY, CITY, AND STATE ROADWAY DEPARTMENTS. THE ENGINEER
SHALL REVIEW ALL TRAFFIC CONTROL PLANS.

22. ALL GATE VALVES SHALL BE LOCATED PER CLEARFIELD CITY STANDARDS AND
SPECIFICATIONS.

23. CONTRACTOR SHALL PROVIDE ALL NECESSARY FITTINGS, HARDWARE, LABOR, ETC. TO
CONSTRUCT VERTICAL AND HORIZONTAL BENDS IN PIPE AS NEEDED TO MEET THE
REQUIRED GRADES, ALIGNMENTS AND COVER REQUIREMENTS.

24. ALL AIR RELEASE VALVES SHALL BE INSTALLED AT THE CREST OF THE VERTICAL
CURVATURE OF THE WATER LINE. CONTRACTOR SHALL RECORD ACTUAL LOCATION OF
VALVES ON FIELD RECORD DRAWINGS.

25. THE CONTRACTOR SHALL SCHEDULE WITH CLEARFIELD CITY FOR SEWER AND WATER
UTILITY INSPECTIONS PRIOR TO BACKFILLING.

26. ALL WATER SYSTEM COMPONENTS SHALL BE INSTALLED, PRESSURE TESTED,
CHLORINATED AND APPROVED PRIOR TO COMPLETING ANY ROADWAY CONSTRUCTION.

27. CONTRACTOR TO MARK THE END OF ALL CULINARY LATERALS WITH A 2X4 PAINTED
BLUE.
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