
 
 
 
 

 

All agenda items 

in this packet are 

preliminary, until 

approved by the 

Layton City 

Council. 
 



ADJOURN:  
Notice is hereby given that: 
• A Work Meeting will be held at 5:30 PM to discuss miscellaneous matters.  
• This meeting will also be live streamed via laytoncitylive.com and facebook.com/Laytoncity 
• In the event of an absence of a full quorum, agenda items will be continued to the next regularly scheduled meeting. 
• This meeting may involve the use of electronic communications for some of the members of this public body.  Elected Officials at remote locations 

may be connected to the meeting electronically. 
• By motion of the Layton City Council, pursuant to Title 52, Chapter 4 of the Utah Code, the City Council may vote to hold a closed meeting for 

any of the purposes identified in that chapter. 
 
Date: ___________________________________________     By: ____________________________________________________ 
                                                                                                                   Kimberly S Read, City Recorder 
 
 
This public notice is posted on the Utah Public Notice website www.utah.gov/pmn/, the Layton City website www.laytoncity.org, and at the Layton City Center. 
 
In compliance with the Americans with Disabilities Act, persons in need of special accommodations or services to participate in this meeting shall notify the City at 
least 48 hours in advance at 801-336-3826 or 801-336-3820.  
 

REGULAR MEETING AGENDA OF THE 
CITY COUNCIL OF LAYTON, UTAH 

 
PUBLIC NOTICE is hereby given that the City Council of Layton, Utah, will hold a public meeting in the Council Chambers of the 
City Center Building, 437 North Wasatch Drive, Layton, Utah, commencing at 7:00 PM on December 4, 2025. 
 
AGENDA ITEMS: 
  
1. CALL TO ORDER, PLEDGE, OPENING CEREMONY, RECOGNITION, APPROVAL OF MINUTES:  

A. Minutes of Layton City Council Work Meeting - September 18, 2025 
B. Minutes of Layton City Council Meeting - October 2, 2025 

  
2. MUNICIPAL EVENT ANNOUNCEMENTS:  
  
3. VERBAL PETITIONS AND PRESENTATIONS:  

A. Layton City Youth Council Swearing In 
  
4. CITIZEN COMMENTS:  
  
5. CONSENT ITEMS: (These items are considered by the City Council to be routine and will be enacted by a single motion. If discussion is 

desired on any particular consent item, that item may be removed from the consent agenda and considered separately.) 
  
6. PUBLIC HEARINGS:  

A. Annexation and Rezone Request with Development Agreement – Stevenson Fields Subdivision – R-S (Residential Suburban) 
and Unincorporated Area to R-1-10 PRUD (Single-Family, Planned Residential Unit Development) – Ordinance 25-11 and 
Ordinance 25-12 – Approximately 2073 West Gentile Street 

  
7. UNFINISHED BUSINESS:  
 
 
 

 
 
 
 
 

http://www.utah.gov/pmn/
http://www.laytoncity.org/
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MINUTES OF LAYTON CITY 

COUNCIL WORK MEETING  SEPTEMBER 18, 2025; 5:30 P.M. 
 

MAYOR AND COUNCILMEMBERS 

PRESENT:     MAYOR JOY PETRO, ZACH BLOXHAM, CLINT 

MORRIS, TYSON ROBERTS, BETTINA SMITH 

EDMONDSON, AND DAVE THOMAS 

 

 

STAFF PRESENT:    TRACY PROBERT, CLINT DRAKE, STEPHEN 

JACKSON, BRIANT JACOBS, MINDY 

HUNSAKER, WESTON APPLONIE, ED FRAZIER, 

AND KIM READ 

 

 

The meeting was held in the Council Conference Room of the Layton City Center. 

 

Mayor Petro opened the meeting.  

 

AGENDA: 

 

MAYOR’S REPORT 

 

Mayor Petro stated she had nothing to report.  

 

COUNCILMEMBER’S REPORTS  

 

Councilmember Thomas informed the Council the Davis Arts Council (DAC) had offered intensive training 

for its Board and was working hard to fill the Director’s position. He complimented the current Staff for 

their efforts.  

 

Councilmember Roberts announced Davis County Mosquito Abatement District’s proposed budget would 

include a tax increase and distributed a handout explaining and/or justifying the need for the additional 

revenue. He mentioned one of the reasons would be a new pesticide storage shed. He stated the Board 

requested this be placed on a future City Council Meeting agenda and indicated the Mosquito Abatement’s 

public hearing was scheduled for Wednesday, December 10, 2025.  

 

Councilmember Smith Edmondson mentioned a recruitment was currently taking place for Communities 

That Care and announced a training was scheduled for Monday, November 3, 2025, to assist board members 

learning how to recruit members and promote offered programs. She mentioned the community event held 
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at Northridge High School on Monday, September 15, 2025, had been very well attended.  

 

Councilmember Bloxham announced UIA (Utah Infrastructure Agency) held a public hearing associated 

with the issuance of bonds and no comments had been expressed in opposition.  

 

Councilmember Morris announced the RAMP (Recreation, Arts, Museum, and Parks) Commission and the 

PIC (Political Information Committee) regarding the RAMP opinion question on the ballot, had met last 

night and the next steps moving forward had been discussed. He mentioned campaign signs and a flyer 

would be distributed. Mayor Petro complimented Councilmember Morris for his presentation. 

Councilmember Morris mentioned the LPC (Legislative Policy Committee) had met; however, he was 

unable to attend.   

 

Clint Drake, City Attorney, announced the following: 

 ULCT (Utah League of Cities and Towns) Convention was scheduled in October. 

 There had been some discussion regarding revenue and property tax appropriations. He also 

mentioned discussions specific to the Department of Environmental Quality and water fees had 

also taken place. Stephen Jackson, Public Works Director, added the Division of Drinking Water 

would be losing significant federal grant funding associated with the Big Beautiful Bill and 

explained a proposed fee structure, which he believed would be inequitable, to be collected by 

municipalities.  

 

Mr. Drake noted a recent court decision regarding Governmental Immunity and Public Safety for First 

Responders/EMT’s (Emergency Medical Technicians) and how potential legislation could affect municipal 

governments. Discussion had also taken place regarding holding School Board elections the same year as 

the Municipal Election and also giving cities the authority to cancel Primary Elections, regardless of the 

number of candidates. He mentioned potential legislation applicable to ADU’s (Accessory Dwelling Units) 

and short-term rentals.  

 

A discussion took place specific to the proposed water quality legislation.  

 

TRANSPORTATION MASTER PLAN 

 

Stephen Jackson, Public Works Director, introduced Briant Jacobs, City Engineer, and Mindy Hunsaker, 

Transportation Engineer, to the Council. He also introduced Jeremy Searle, Wall Consultant Group. He 

shared a visual presentation regarding the Transportation Master Plan which included three separate 
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components and stated he would share a summary and explained how the Council would access the various 

documents. He informed the Council Horrocks Engineering completed the previous plan update in 2017.  

 

Mr. Jackson identified the three components of the Plan and briefly explained what was included in each 

Plan:  

 Transportation Master Plan 

o Detailed needs, plans, and projects 

 Impact Fee Facilities Plan 

o Addressed anticipated growth for the next ten years and identified appropriate fees as 

growth occurred 

 Impact Fee Analysis 

o How Impact Fees were calculated for future developments as they come to the City 

 

He explained the documents guide the City’s transportation investment through 2034 and 2050, supported 

the City’s growth and regional mobility, and ensured safety, accessibility, and economic vitality as the City 

continued to grow.  

 

He reviewed the Transportation Master Plan with the Council which addressed the following: 

 Population 

 Proposed buildout 

 Functional road classifications 

 Principal Arterial roadways – UDOT roads 

 Major Arterial – City roadways 

 Minor Arterial – City roadways 

 Collector roads 

 Minor Collector roads 

 

He explained the travel demand model provided by the Consultant identified the level of services for the 

various roadway segments and mentioned this data was used by the consultant to identify the areas specific 

to identified conditions which concluded the City was doing well. He highlighted the illustration which 

reflected conditions of the various roadways for specific future years. He mentioned some of those 

conditions would be identified with significant congestion if the City did nothing to its transportation 

network.  

 

He briefly identified needed future intersection and roadway projects. He mentioned UDOT (Utah 
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Department of Transportation) projects had also been identified and included in The Plan. Mayor Petro 

inquired whether The Plan included lanes for cyclists and Mr. Jackson responded in the affirmative. He 

also indicated this topic would be addressed later in the presentation. He also explained where the public 

transit portion, in coordination with UTA (Utah Transit Authority) of The Plan could be located by the 

Council. He pointed out the bike lanes were included in the Active Transportation Plan portion of the Master 

Plan.  

 

A safety analysis and crash density had also been included in the Master Plan which identified crash 

locations and statistics. He mentioned recommendations had also been included. He informed the Council 

two roads within Layton City had been identified by Wasatch Front Regional Council (WFRC) to complete 

a safety audit.  

 

A discussion took place regarding City roads and information included within the Transportation Master 

Plan document.  

 

Mr. Jackson briefly reviewed the Impact Fee Facilities Plan with the Council and pointed out the following: 

 Roadway improvements needed to accommodate anticipated development 

 Existing deficiencies not included, only growth related 

 Complied with State Code 

 Based on the City’s Transportation Master Plan (2025) for travel demand 

 Focused on 10 year capital improvements (didn’t include operation and maintenance) 

 Projects planned through 2034 

o Maintained level of service ‘D’ without burdening existing residents 

o Included widening, new roads, restriping and signals to accommodate future growth 

 

He reviewed the projected growth and service levels for most roads meeting a ‘D’ or better rating. He 

briefly highlighted and reviewed Planned Roadway Projects: 13 projects with total cost of $71.4M and of 

that $11.4M were Impact Fee eligible. He also reviewed the Planned Intersection Projects: 14 projects 

totaling $6.2M with $3.8M Impact Fee eligible.  

 

He presented the Impact Fee Analysis prepared by Zions Bank and reviewed its purpose with the Council: 

 Calculates fees to ensure new development pays 

 Was compliant with the State’s Impact Fees Act Code 

 Based on the City’s Impact Fees Facilities Plan (January 2025) 

 Impact fees based on average daily traffic as opposed to PM peak traffic 
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 Impact fees to be spent or encumbered within six years after the Impact fee was paid 

 Compared current land uses with Institute of Transportation Engineer Codes 

 Impact fees could be implemented 90 days following adoption by the City Council 

 

Mr. Jackson reviewed the proposed Impact Fee and explained the formula used for calculations.  

 

PROPOSED AMENDMENTS TO LAYTON CITY MUNICIPAL CODE, TITLE 19 ZONING, 

CHAPTER 19.02 DEFINITIONS, AND CHAPTER 19.06 LAND USE REGULATIONS TO 

ESTABLISH DEFINITIONS AND ESTABLISH SIZE LIMITATIONS FOR COMMERCIAL 

USES WITHIN MANUFACTURING ZONES – ORDINANCE 25-21 

 

Weston Applonie, Community and Economic Development Director, shared a visual presentation specific 

to Innovative Dance and reminded the Council of the history regarding its business license and explained 

Staff had presented some options which could be considered. Staff completed research and identified the 

proposed changes: 

 Exception for athletic uses located in M-2 Zone, within 275’ of arterial roadway 

 Created definitions for athletic center, sports facility, and studio health land uses 

 Updated the Land Use Regulation Table 6-2 

 

He shared the draft text included in the proposed ordinance which identified the three main users and 

provided further explanation regarding the term ‘athletic center’. He also shared an illustration which 

reflected buildings within the City which could be applicable to the proposed text amendment uses. 

Members of the Council requested clarification on specific uses such as a gymnastic studio or axe throwing 

facility and a discussion followed.  

 

Councilmember Morris inquired how the business was allowed to operate without possessing a current 

business license and Mr. Applonie explained the process followed by different City Staff and a discussion 

followed. He clarified the business/dance studio was aware that if the Council didn’t approve the agenda 

item, it would need to vacate the building. Mr. Applonie clarified both the building owner and business 

owner were aware of the current situation and potential consequences.  

 

Mr. Applonie mentioned owners of these flex space structures often have a difficult time filling the space 

with true industrial uses and shared examples. The discussion continued. Mr. Applonie emphasized this 

would only be applicable to the two industrial areas along West Gordon Avenue and West Hill Field Road.  
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The meeting adjourned at 6:57 p.m. 

 

 

__________________________________ 

Kimberly S Read, City Recorder 
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MINUTES OF LAYTON CITY 

COUNCIL MEETING    OCTOBER 2, 2025; 7:00 P.M. 

 

MAYOR AND COUNCILMEMBERS 

PRESENT:     MAYOR JOY PETRO, CLINT MORRIS, TYSON 

ROBERTS, AND BETTINA SMITH EDMONDSON 

 

EXCUSED:     ZACH BLOXHAM AND DAVE THOMAS 

 

STAFF PRESENT:    ALEX JENSEN, CLINT DRAKE, WESTON 

APPLONIE, STEPHEN JACKSON, MINDY 

HUNSAKER, DAVID PRICE, KIMBERLY 

ZYGMANT, AND KIM READ 

 

 

 

The meeting was held in the Council Chambers of the Layton City Center. 

 

Mayor Petro opened the meeting and welcomed the public. Councilmember Smith Edmondson offered the 

invocation and led the Pledge of Allegiance.  

 

MINUTES: 

 

There were no minutes before the Council for approval.  

 

MUNICIPAL EVENT ANNOUNCEMENTS: 

 

Councilmember Roberts announced the following: 

 Surf ‘n Swim had installed a new wave machine thanks to a RAMP (Recreation, Arts, Museum, and 

Parks) Grant 

 Family Recreation Event:  

o Spooky Swim at Surf ‘n Swim on Saturday, October 11, 2025, 12:00-6:00 PM, $3 admission. 

He indicated there would be fun Halloween themed activities.   

 Halloween Bash was scheduled for Friday, October 17, 2025, at the Amphitheater Plaza in Commons 

Park from 6:00-8:30 PM. The free activity would provide live music, Halloween themed games, and 

lots of fun for the entire family.  

 ‘Whispers in the Dark’ storytelling, in conjunction with Davis Arts Council, on Saturday, October 18, 

2025, from 3:00-9:00 PM at the Amphitheater. This storytelling event would also be free. 

 Saturday, November 22, 2025, Turkey Bowl at Davis Lanes. He mentioned registration was filling up 

quickly. Admission would be $25 per lane, for up to six bowlers.  
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Councilmember Smith Edmondson announced the following: 

 Monday, October 6, 2025, Davis County Communities That Care (CTC) would be hosting a free 

family dinner event from 6:00-8:00 PM at Pioneer Park in Kaysville City. She mentioned three CTC 

Chapters were hosting the event. She also mentioned some prevention events were also scheduled for 

that week which would be free.  

 Classes were beginning this month and encouraged those interested to visit the website: 

www.dbhutah.org to register for the free events. She mentioned childcare would be available, as well 

as dinner for participants and their families.  

 

Mayor Petro announced the MyHometown Resource Center would be hosting an Open House on Thursday, 

October 9, 2025 from 6:30-8:30 PM. The location of the Resource Center would be the Church of Jesus Christ 

of Latter-day Saints church house located at 845 North 1150 East, Layton. This was behind the Fresh Market 

grocery store. She mentioned more information regarding MyHometown and CTC would be available.  

 

PRESENTATIONS: 

 

Mayor Petro announced the passing of longtime Layton City resident Ronald Layton, descendant of 

Christopher Layton, and mentioned he had been a longtime employee, 34 years as a Layton City firefighter.  

 

She requested a moment of silence in his honor.  

 

CITIZEN COMMENTS: 

 

Jennifer Bazzano, resident, expressed appreciation to the Council and Staff and stated she was thankful to live 

in Layton City. She reminded the Council she had been advocating for a dog park for approximately two years. 

She pointed out the number of multi-family housing units, not only existing, but which were being developed 

and expressed her opinion the City needed a dog park. She shared some statistics to the benefits of a dog park 

and expressed her opinion it was irresponsible for the largest City within the County to not have an accessible 

dog park. She mentioned there was a need for an off-leash trail system for dog owners. She requested the 

Council consider placing the request on a future agenda.  

 

James Linton, resident, informed the Council he was a parent of five home-schooled children, with one of his 

daughters excelling in soccer and shared his personal experience being involved with a local soccer club. He 

expressed concern that he had been formally informed he could no longer use the City’s parks for practice 

http://www.dbhutah.org/


D  R  A  F  T   

 

Minutes of Layton City Council Meeting October 2, 2025 

 

3 

because these field facilities had been rented by various private sports clubs. He pointed out his personal 

property taxes funded these facilities which were rented or had exclusive privileges for a fee. He requested the 

City and the Davis School District allow their field use be available on a first-come basis.  

 

CONSENT AGENDA: 

  

ACCEPT PUBLIC COMMENT REGARDING THE RAMP (RECREATION, ARTS, MUSEUM, 

AND PARKS) TAX REAUTHORIZATION  

 

Kimberly Zygmant, Parks and Recreation Deputy Director, shared a visual presentation specific to the RAMP 

Tax for the previous decade. In 2015, Layton City voters approved a local sales and use tax to support RAMP 

initiatives. For the last ten years, this RAMP tax had provided one-tenth of one percent sales and use tax (paid 

by residents and non-residents alike who shop in Layton) to support recreation, arts, museums, and parks in 

Layton. One penny on each $10 sold in Layton had provided over $17,000,000 in revenue over the past ten 

years used solely to improve recreation, arts, museums, and parks for the benefit of its residents.  

 

This ten-year authorization was set to expire. In accordance with Utah Code, the City would like to submit an 

opinion question to voters to authorize the continuation of this local sales and use tax of one-tenth of one 

percent. This voter approval or reauthorization would not raise residents’ tax rates.  

 

Mayor Petro and the City Council supported placing an opinion question on the ballot. As part of this process, 

the public is invited to comment regarding the RAMP Tax reauthorization, giving an opportunity for both sides 

of the question to express opinions.  

 

Ms. Zygmant highlighted the amount of grant funding requests which had been granted within the past ten 

years and also identified the allocation for the funding. She also shared illustrations highlighting the various 

projects which came to fruition as a result of the grant funding.  

 

Mayor Petro called for public comments. 

 

Jory Argyle, resident, stated he was in favor of RAMP and pointed out visitors to the City purchasing food and 

fuel would pay this tax. He stated the direct and indirect benefits of RAMP were significant. He pointed out 

the presentation illustrated the projects and amenities were amazing; however, the indirect benefits were also 

significant and hoped the public recognized those.  
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Mayor Petro clarified the RAMP Tax wasn’t applicable to groceries; rather it was applicable to food purchased 

at restaurants. She also clarified fuel purchases were also excluded from the RAMP Tax. She emphasized the 

City had greatly benefitted from the RAMP Tax over the previous 10 years and suggested many of the fine 

amenities to the City might not have been able to come to fruition without the RAMP Tax. She expressed 

appreciation to those residents which supported RAMP.  

 

Councilmember Smith Edmondson reiterated the RAMP Tax was one penny for every $10 spent within the 

City, not only by residents but visitors from neighboring areas spending money in Layton City. She reminded 

the public that many of the things funded by RAMP contributed to making Layton a great place to call home. 

She was grateful for the many opportunities RAMP provided to her children.  

 

PLAT AMENDMENT – Y.A.G. COMMERCIAL SUBDIVISION PHASE 1 – 296 NORTH MAIN 

STREET  

 

Weston Applonie, Community and Economic Development Director, introduced the agenda item and 

identified the location of the parcel. The request would be to consolidate two subdivisions into a new 

commercial subdivision. He explained Pace’s drive thru restaurant would remain; however, the other two 

buildings on the illustration had been demolished to make way for a new KIA car dealership.  

 

He mentioned the Planning Commission granted a Conditional Use Permit during its meeting on Tuesday, 

April 22, 2025. He informed the Council the Planning Commission reviewed the plat amendment during its 

meeting on Tuesday, September 9, 2025, and recommended approval.  

 

Staff supported the recommendation and asked if there were any questions.  

 

Councilmember Smith Edmondson inquired about the need for the Conditional Use Permit in this area and Mr. 

Applonie responded the area was currently zoned C-H, Highway Commercial, which required Conditional Use 

approval, by the Planning Commission, for specific uses, one of those being a car dealership and explained the 

purpose for that process.  

 

Councilmember Roberts requested clarification whether the two lots had the same owner. Mr. Applonie 

responded there were two separate property owners and mentioned there cross-access easements between the 

two lots for ingress and egress. Councilmember Roberts inquired whether Mr. Applonie believed the parcel 

was adequately sized for parking and the stacking of vehicles. Mr. Applonie responded the request met current 

code.  
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AMENDMENT NUMBER 1 OF THE INTERLOCAL COOPERATION AGREEMENT BETWEEN 

LAYTON CITY AND DAVIS COUNTY FOR TRANSPORTATION PROJECT REIMBURSEMENT 

– RESOLUTION 25-48 – ALONG 3200 WEST BETWEEN WEST HILL FIELD ROAD AND 

GORDON AVENUE AND ALONG WEST HILL FIELD ROAD BETWEEN 3200 WEST AND 3650 

WEST  

 

Stephen Jackson, Public Works Director, introduced the agenda item and explained the City had received funds 

from Davis County in 2023 to assist in completing the road widening project at 3200 West/West Hill Field 

Road. He indicated there was a timeline associated with the grant funding; however, the City had experienced 

delays associated with the project, therefore, the City had requested an extension of that completion date to 

June 30, 2027. He reported Davis County had agreed to that extension. He added all previous terms identified 

in the agreement would be the same other than the extension of the completion deadline to June 30, 2027.  

 

He asked if there were any questions.  

 

Councilmember Smith Edmondson inquired whether Staff believed it would take that amount of time, June 

30, 2027, to acquire property and complete the project. Mr. Jackson responded he anticipated soliciting bids 

later this year with construction beginning in the spring and taking place during the summer of 2026.  

 

Mayor Petro expressed appreciation to Davis County COG (Council of Governments) for granting the 

extension.  

 

AMENDMENT NUMBER 1 TO THE INTERLOCAL COOPERATION AGREEMENT BETWEEN 

LAYTON CITY AND DAVIS COUNTY FOR TRANSPORTATION PROJECT REIMBURSEMENT 

– RESOLUTION 25-49 – ALONG WEST HILL FIELD ROAD BETWEEN 2700 WEST AND 3200 

WEST  

 

Mr. Jackson introduced the agenda item and explained this agreement was specific to a road project along 

West Hill Field Road between 3200 West and 2700 West, in the same area as the previous agenda item. He 

shared a visual illustration. He reminded the Council, the City had received a grant for $3.12M from Davis 

County COG in January 2024. He mentioned the City had experienced delays associated with property 

acquisition and design and had requested an extension from January 2026 to June 30, 2027. He reported COG 

had granted the extension agreement and mentioned Staff intended to bid both projects as one project in order 

for one contractor to complete both projects which he believed would contribute to a more successful project. 
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Staff recommended approval and asked if there were any questions.  

 

There were no questions from the Council.  

 

MOTION: Councilmember Roberts moved to approve the Consent Agenda, including Item A – Accepting 

Public Comment regarding the RAMP Tax Opinion Question, as presented. Councilmember Smith 

Edmondson seconded the motion, which passed unanimously. Councilmembers Bloxham and Roberts were 

not present for the vote.  

 

PUBLIC HEARING: 

 

ADOPTION OF THE TRANSPORTATION MASTER PLAN, ROADWAY IMPACT FEE 

FACILITIES PLAN AND TRANSPORTATION IMPACT FEE ANALYSIS – RESOLUTION 25-47  

 

Mr. Jackson introduced the agenda item and acknowledged and recognized the consultants, Wall Consultant 

Group and Zions Public Finance, including Engineering Staff which helped compile The Plan. The City’s 

current plan had been created by Horrocks Engineers. He identified the three components of The Plan: 

 Transportation Master Plan (TMP) 

 Impact Fee Facilities Plan (IFFP) 

 Impact Fee Analysis (IFA) 

 

He announced these documents guide the City’s transportation facility investment through 2034 and 2050. It 

supported City growth and regional mobility in the area, with neighboring entities in addition to Wasatch Front 

Regional Council, and also ensured safety, accessibility, and economic vitality.  

 

He referenced the Transportation Master Plan Story Map and reviewed the TMP’s components. He mentioned 

the level of service had been considered with the travel demand model and shared an illustration which 

reflected the City’s current conditions as well as those needed in the future. He shared the list of identified 

roadway projects, intersection projects, as well as public transit service within the City. He mentioned the 

City’s Active Transportation Plan had also been included in the Plan. He then shared an illustration which 

reflected the crash density within the City.  

 

He stated the comprehensive plan would guide the City regarding transportation needs and projects and that 

information would then be used to create the Impact Fee Facilities Plan. These Impact Fees would be applicable 

to new development and could only be appropriated toward growth related road projects, not existing 
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deficiencies as designated by the Impact Fee Act. Anticipated growth in the City within the next 10 years 

would be just over 122,000 average daily trips. He explained that figure had been used in determining what 

would be needed to keep the City’s roads at a ‘D’ level of service or better; 13 roadway projects had been 

identified totaling $71M, with $11.4M Impact Fee eligible or $12.9M when inflationary costs have been 

factored. He indicated there were possible outside funding sources for some of these projects. He continued to 

identify the 14 intersection projects for a total cost of $6.2M, with $3.8M Impact Fee eligible or $4.3M with 

inflationary costs.  

 

Mr. Jackson explained the third component of The Plan included the Impact Fee Analysis (IFA). This 

calculated fees for new development to pay its proportionate share for growth related roadway projects and 

identified its purpose pointing out the funds had to be appropriated for identified projects and encumbered 

within six years after the fee had been paid. He emphasized the Impact Fees could be implemented 90 days 

following adoption by the City Council and requested the date of January 5, 2026 be designated for the purpose 

of collecting Impact Fees. He reviewed the proposed Impact Fees, explained how they had been calculated, 

and identified the summary of cost per trip of $173.37. He mentioned the appeal process associated with the 

proposed Impact Fees.  

 

Staff recommended approval of The Plan.  

 

Mayor Petro asked if there were any questions from the Council.  

 

Councilmember Morris inquired whether the West Hill Field Road project would be moved up for completion 

and Mr. Jackson responded the current three lane road would eventually become a five-lane road. 

Councilmember Morris requested Mr. Jackson share his thoughts with how the City could fund its roads not 

only now, but in the future. Mr. Jackson suggested the City should seek funding from other sources as well as 

consider implementing a Transportation Utility Fee which other cities had used to bridge the gap between B&C 

road funds and City funds. He continued to explain how roads could be constructed on a smaller scale and 

completed at its full width at a later time when traffic justified that need.  

 

Mayor Petro opened the public hearing at 8:00 p.m.  

 

Mayor Petro called for public comment.  

 

Mr. Argyle stated he was pleased to see the City’s plans for east/west travel. He inquired whether the City had 

consulted with other utility agencies when constructing these roads. Mr. Jackson responded in the affirmative 
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and stated the City was judicious in considering the utility infrastructure when completing road infrastructure. 

He also indicated there were Impact Fees designated for storm drain, water, and potentially a sewer impact fee.  

 

MOTION: Councilmember Morris moved to close the public hearing at 8:03 PM and approve adoption of the 

Transportation Master Plan, Roadway Impact Fee Facilities Plan and Transportation Impact Fee Analysis – as 

presented, Resolution 25-47 with an effective date of January 5, 2026 for Impact Fees. Councilmember Smith 

Edmondson seconded the motion. The motion passed with the following vote: Voting AYE – 

Councilmembers Roberts, and Morris.  

 

Councilmember Smith Edmondson announced the entire Transportation Plan would be available to the public 

on the City’s website. She also expressed concern with the term ‘Unstable’ reflected in The Plan should have 

a different designation. Voting AYE – Smith Edmondson. Voting NO – None. Councilmembers Bloxham 

and Thomas were not present for the vote.  

 

UNFINISHED BUSINESS: 

 

Mayor Petro announced she failed to excuse Councilmembers Bloxham and Thomas at the beginning of the 

meeting. She also requested a representative from the group of young men in the audience come forward and 

introduce them to the Council. An adult stated the young men were a youth group near Gordon Avenue in the 

eastern area of the City and suggested the Transportation Master Plan would be influential to that area.  

 

 

The meeting adjourned at 8:07 p.m. 

 

 

________________________________ 

Kimberly S Read, City Recorder 



 

 

  
LAYTON CITY COUNCIL MEETING 

AGENDA ITEM COVER SHEET 
 
Item Number: 3.A. 
 
Subject:  
Layton City Youth Council Swearing In 
 
Background:  
The new Layton City Youth Councilmembers will be sworn in by the City Recorder. 
 
Alternatives:  
N/A 
 
Recommendation:  
N/A 
 
 
 



 

 

  
LAYTON CITY COUNCIL MEETING 

AGENDA ITEM COVER SHEET 
 
Item Number: 6.A. 
 
Subject:  
Annexation and Rezone Request with Development Agreement – Stevenson Fields Subdivision – R-S 
(Residential Suburban) and Unincorporated Area to R-1-10 PRUD (Single-Family, Planned Residential Unit 
Development) – Ordinance 25-11 and Ordinance 25-12 – Approximately 2073 West Gentile Street 
 
Background:  
The applicant, Shaun Athey with Destination Homes is seeking approval for a rezone request to R-1-10 PRUD 
to develop the subject properties as a planned residential neighborhood. The total area proposed for the rezone 
consists of 75.66 acres, 58.297 acres of which is unincorporated and is required to be annexed for development 
to occur. The proposed development area is approximately 68.42 acres. The subject property is located at the 
southeast corner of Gentile Street and 2200 West. Properties located to the north along Gentile Street are zoned 
R-S (Residential Suburban). Properties located to the west and south are zoned A (Agriculture), R-S, and R-1-
10 (Single-Family Residential). Properties to the east are unincorporated. The annexation petition of the 
unincorporated area was accepted by the Council on May 1, 2025 and certified by the Council on May 15, 2025.  
 
Layton City owns 7.24 acres of land adjacent to the development area that is used for, and will continue to be 
used as a regional storm water detention basin. State Code requires that the annexation process not create 
unincorporated islands. As such, 5.47 acres of the City-owned property that is unincorporated will also need to 
be annexed into the City. Therefore the 7.24 acres of City-owned property is included in the total area of 75.66 
acres. The remaining incorporated area of the detention basin located next to 2200 West is zoned R-S. The 
rezone request includes the City-owned properties for the purpose to match the zoning with the adjacent 
properties. Those properties are not a part of the development and alternatively could be zoned A, which would 
also align with the annexation policy of the City. 
  
The General Plan designates this area as Low Density Residential with the Neighborhood Agricultural Heritage 
Overlay. The rezone request of R-1-10 PRUD is consistent with the direction of the General Plan. A PRUD is 
a master planned, architecturally-designed, development in which the regulations of the underlying zone may 
be modified to allow flexibility and be innovative in site and building design. Modifications of the underlying 
zoning regulations may only be approved upon execution of a development agreement. 
 
The purpose of the annexation and rezone petition is to subdivide and develop the property in accordance with 
the development standards of the R-1-10 PRUD zoning and standards included within a development agreement. 
The proposed subdivision will include a total of 335 homes at a density of 4.89 units per acre as permitted 
through the use of the PRUD overlay. The residential unit mix includes: 92 single-family front-loaded lots, 170 
single-family alley-loaded lots, and 73 townhome lots.  
 
Alternatives:  
Alternatives to the First Motion are: 1) Adopt Ordinance 25-11, approving the annexation of approximately 
58.428 located at approximately 2073 West Gentile Street based on consistency with the Annexation Plan; or 
2) Not adopt Ordinance 25-11, denying the annexation request of approximately 58.428 located at 
approximately 2073 West Gentile Street. 
 
Alternatives to the Second Motion are: 1) Adopt Ordinance 25-12, approving the rezone request of 
approximately 75.66 acres located at approximately 2073 West Gentile Street from R-S (Residential Suburban) 
and unincorporated area to R-1-10 PRUD (Single-Family Residential, Planned Residential Unit Development) 
with a Development Agreement; or 2) Not adopt Ordinance 25-12, denying the rezone request with a 
Development Agreement. 
 
Recommendation:  
On November 25, 2025, the Planning Commission forwarded a recommendation of approval to the City Council 



 

 

for the rezone request of approximately 75.66 acres located at approximately 2073 West Gentile Street from 
R-S (Residential Suburban) and Unincorporated Area to R-1-10 PRUD (Single-Family Residential, Planned 
Residential Unit Development) with a Development Agreement. 
  
Staff supports the Planning Commission’s recommendation, and also recommends the City Council adopt 
Ordinances 25-11 and 25-12 approving the annexation and rezone request with a Development Agreement as 
requested. This recommendation is based on compliance with the City’s Annexation Policy, General Plan, City 
Code, and Development Guidelines and Design Standards (Public Works/Engineering Standards). 
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COMMUNITY AND ECONOMIC 
DEVELOPMENT DEPARTMENT 

PLANNING DIVISION 
 
 

STAFF REPORT 
TO: City Council 

FROM: Brad McIlrath, City Planner ______________________ 

DATE: Tuesday, December 4, 2025 

RE: Annexation and Rezone Request with Development Agreement – Stevenson Fields Subdivision 
– R-S (Residential Suburban) and Unincorporated Area to R-1-10 PRUD (Single-Family, Planned 
Residential Unit Development) – Ordinance 25-11 and Ordinance 25-12 - Approximately 2073 
West Gentile Street 

 
LOCATION:      Approximately 2073 West Gentile Street 
 
CURRENT ZONING:  R-S (Residential Suburban); and Unincorporated County 
 
PROPOSED ZONING:  R-1-10 PRUD (Single-Family Residential, Planned Residential Unit 

Development) 
 
PROPOZED DENSITY: 4.89 Units Per Acre (335 Dwelling Units – 68.42 Acres)  
 
DESCRIPTION OF ANNEXATION AND REZONE AREA 

The proposed property is within an approved expansion area as adopted in the Layton City Annexation 
Plan. On May 15, 2025, the Council certified the annexation petition for the subject property.  

The total area proposed for the annexation and rezone consists of 75.66 acres, 68.42 acres, 58.428 
acres of which is unincorporated and is required to be annexed for development to occur. The 
proposed development area is approximately 68.42 acres. The subject property is located at the 
southeast corner of Gentile Street and 2200 West. Properties located to the north along Gentile Street 
are zoned R-S. Properties located to the west and south are zoned A (Agriculture), R-S, and R-1-10. 
Properties to the east are unincorporated.  

State Code requires that the annexation process not create unincorporated islands. As such, a City 
owned regional detention basin next to the development, which is approximately 7.24 acres, 5.47 
acres of which is unincorporated, would also need to be annexed into the City. The remaining 1.77 
acre area of the detention basin is zoned R-S. Therefore, the 7.24 acres of City-owned property is 
included in the total area of 75.66 acres. The City-owned parcels are not and will not be included as a 
part of the development. Accordingly, these City-owned parcels are not developable land and cannot 
be credited towards the project’s open-space obligations or used to support any increased densities. 
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The City’s annexation policy encourages properties to be annexed and zoned A or to the zone of the 
properties adjacent to the annexed property. As such, the request is to rezone the City-owned 
detention basin properties to R-1-10 PRUD to match the surrounding zoning; however, as stated 
previously they will not be included as part of the development. Alternatively, the Planning 
Commission may recommend to the Council that the City-owned properties be zoned A and not R-1-
10 PRUD as they are not developable and will not be included as part of the development.  
 
BACKGROUND INFORMATION 

The applicant, Shaun Athey with Destination Homes, on behalf of the property owners, is seeking 
approval for a rezone request to R-1-10 PRUD to development the subject properties as a planned 
residential neighborhood. Following the Planning Commission’s recommendation the Council will 
review the annexation request and rezone of the subject properties during a public hearing scheduled 
for December 4, 2025.   
 
STAFF REVIEW 

General Plan 
The General Plan designates this area as Low 
Density Residential with the Neighborhood 
Agricultural Heritage Overlay. The General 
Plan identifies the Neighborhood Ag Heritage 
designation as a tool to provide 
neighborhoods with housing and lot size 
variety clustered around common open space 
amenities. The subject properties are located 
to the south of the future West Layton Town 
Center. The General Plan states, “Residential 
areas south and west of the West Layton Town 
Center Core should be established as Low 
Density Residential, with a Neighborhood Ag 
Heritage Overlay at a maximum gross density 
of 4.9 units per acres. This would provide for 
predominantly single-family residential 
neighborhoods with some housing variety and open space” (P. 36). The purpose of the PRUD overlay 
is to, “encourage imaginative and effective utilization of land by providing greater flexibility in the 
location of buildings on the land, the consolidation of open spaces, and the clustering of dwellings” 
(Municipal Code 19.08).  

The rezone request of R-1-10 PRUD is consistent with the direction of the General Plan and is 
compliant with the Municipal Code. As mentioned above, the proposed subdivision is compliant with 
the development standards of the PRUD ordinance.  The development is a single-family neighborhood 
with a variety of housing types and lot sizes. The conceptual plan shows 92 front-loaded single-family 
lots; 170 alley-loaded single-family lots; and 73 attached single-family (townhome lots). The different 
housing types provide a variety of housing options in the neighborhood that are complemented with 
a planned network of open spaces. Staff has worked with the applicant to design a subdivision that 
complies with the development standards outlined in the PRUD ordinance (MC 19.08). As stated 

Figure 1: General Plan & Subject Properties 
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above, the rezone request also includes a development agreement, which outlines specific 
development standards for the Stevenson Fields Subdivision. A review of the standards that are 
outlined in the agreement are provided below.  

Density and Unit Mix 
The R-1-10 zone has a base density of 3.5 units per acre and an allowed maximum density of 4.9 units 
per acre with the application of the PRUD overlay. Developments with the PRUD overlay must provide 
elements such as open space, recreation and site amenities, and building materials among others 
standards outlined in Code to obtain the maximum density of 4.9 units per acre. The development has 
been designed with elements to meet the requirements for the density increase and will be required 
to provide additional information and detail upon preliminary PRUD subdivision submittal. This 
requirement is also acknowledged within the development agreement. The conceptual PRUD site plan 
has a density of 4.89 units per acre which complies with City standards. 

The conceptual PRUD subdivision has a total of 335 homes with a unit mix of 92 single-family front-
loaded lots, 170 single-family alley-loaded lots, and 73 townhome lots. The PRUD ordinance allows a 
maximum of 30% of the residential units to be attached. The 73 townhome lots account for 21.8% of 
the unit mix within the development which complies with City code.  

Open Space, Trail Connections, & Recreation and Site Amenities 
The PRUD ordinance requires a minimum open space of 20% for neighborhoods identified in areas in 
the General Plan with the Neighborhood Ag Heritage Overlay. The purpose of the required open space 
is to provide for recreational activity and integrated storm water quality throughout a development. 
Additionally, the provided open space helps elevate the impacts of suburban development in a 
historically agricultural and natural landscape by providing areas for active and passive recreation. 
Open space areas do not include buildings, private lots, structures, parking areas, or streets. Areas that 
are less than 18 feet wide are also not counted towards an open space area. With a total project area 
of 68.42 acres, a minimum of 13.68 acres of the project area must be provided as open space. The 
purposed development is providing 15.48 acres of open space which accounts for 22.6% of the project 
area.  

Within the open space provided, City ordinance requires that site amenities, walking paths, and active 
recreation areas be provided. As part of the overall design of the neighborhood, each residence must 
be within 900 feet (measured along a walking 
route) from at least one recreational open space. 
A thorough analysis of all of the proposed open 
spaces has been completed to determine 
compliance with this Code standard. The 
development will include the construction of the 
portion of the Utah Power and Light Corridor Trail 
along the City-owned properties and through the 
development in accordance with the City’s Parks, 
Recreation, Trails, Open Space & Cultural Facilities 
Master Plan and Active Transportation Plan (See 
Figure 2). Exact sizing and location of the trail have 
been coordinated with Parks & Recreation staff. It 
is important to note, that the construction of the Figure 2: Trail and City Property 

Trail Location 
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trail on the edge of the regional detention basin does not count towards any increase in density and 
cannot be used to meet any open space requirements. The neighborhood will include five developed 
park areas with playground equipment, two additional developed parks or dog parks, two picnic areas, 
an outdoor recreational area, all connected with an internal trail system. The open space areas and 
trails will be provided with pavilions, benches, and trash receptacles throughout the development. The 
internal trail system will also connect to the Utah Power and Light Corridor Trail and as such will 
provide convenient access for residents throughout the neighborhood, both to and from their homes. 
A landscape and amenities plan that includes further details about the site amenities and open space 
network is included as Exhibit D of the Development Agreement. 

Building Design Standards 
Buildings within the PRUD overlay zone must comply with specific development standards with 
relation to setbacks, building separation, height, entrance features, materials, etc. The proposed 
development design standards are included in a Pattern Book for the Stevenson Fields Subdivision. 
The use of a Pattern Book will ensure that the subdivision will be developed with a consistent and 
cohesive design. The Pattern Book includes the PRUD development standards required by ordinance 
as well as additional guidance and flexibility with regards to materials and their applications. The 
Pattern Book is included as Exhibit C to the Development Agreement and as such is a regulatory 
document of the development. 

For each residential type (Front-loaded, Alley-loaded, & Townhouse) the Pattern Book includes 
standards for front setbacks that align with the PRUD ordinance (See pages 4-8 of the Pattern Book). 
For example, all homes located on a front-loaded lot shall comply with the following standards: 

• Minimum Lot Width: 50 feet 
• Minimum Front Setback: 14 to the house; 20 feet to the garage  
• Minimum Street Side Yard Setback: 8 feet on a local street; 12 feet on a collector 
• Minimum Side Yard Setback: 5 feet 
• Minimum Rear Yard Setback: 25 feet 

Additional standards include allowed architectural projections and building encroachments as well as 
porch and patio dimensions. Each home is required to provide an outdoor living space which can be 
accomplished through the use of a porch or patio area that meets the minimum standards outlined in 
the Pattern Book. All standards include references to City Code or are design standards greater than 
outlined in Code in order to provide a greater level of architectural design.  

A key component of the building design standards outlined in the Pattern Book is the use of four main 
architectural patterns which include: Arts & Crafts, Colonial Revival, Farmhouse Victorian, and English 
Romantic styles. These architectural patterns have been chosen based upon in-depth research by the 
applicant into the historical architectural styles of west Layton and Davis County and in consultation 
with the property owners. The intent of the architectural patterns is to provide housing styles that are 
complimentary to the historical character of west Layton and to incorporate design principles that are 
timeless and perform well in the housing market. Pages 9-26 of the Pattern Book outline the specific 
standards of each architectural pattern. Each home within Stevenson Fields will be required to comply 
with the standards of a chosen architectural pattern and as outlined in the Pattern Book, variety is 
required to avoid repetition within the neighborhood. 
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Parking 
Layton City parking regulations require sufficient off-street parking for residents and visitors of a 
residential dwelling unit. As outlined in Table 12-1 of MC Section 19.12.060 the following parking 
standards would apply.   

Land Use Parking Standard Unit Counts Required Parking 

Single-Family Detached 2 per unit 
170 (Alley Load Lots) +  
92 (Front Load Lots) = 
262 Units  

524 Stalls 

Townhouse  2.25 per unit 73 Townhomes 164 Stalls 

 Total Required: 688 Stalls 
Total Provided: 729 Stalls 

Each residence of the subdivision will be provided with a two-car garage that complies with the 
development standards City Code and as outlined in the Pattern Book. Visitor parking for the front-
loaded lots will be provided in a similar way with a standard driveway that is to be no less than twenty 
feet deep. Visitor parking for the alley-loaded single-family lots and the townhome lots will be 
provided with parking that has been strategically placed for accessibility and ease of access. As shown 
on the PRUD conceptual site plan, there will be a total of 151 guest parking stalls provided throughout 
the subdivision. There is no visitor parking area that provides less than four parking stalls and most 
visitor parking areas include multiple rows of parking that are centrally located.  

Development Agreement  
As part of the rezone request, the applicant has worked with Staff to create a Development Agreement 
for the proposed subdivision. The Agreement is intended to further enforce City ordinance regulations, 
establish a specific design and development plan for the neighborhood, and outline any modifications 
from strict compliance of City Code. Overall, the Development Agreement provides greater specificity 
with relation to project density, open space timing, open space amenities (benches, picnic areas, and 
trash receptacles), landscaping of park strips and front yards, residential design standards and the Utah 
Power and Light Corridor Trail.  

Street Network 
The proposed street network has been designed in accordance with Public Works standards to address 
traffic circulation and access to this neighborhood and from adjacent neighborhoods. Two residential 
collector streets (Collector Street A & B) will provide access from Gentile Street and 2200 West with 
connections to adjacent residential neighborhoods. The subdivision includes other residential streets 
designed to meet City standards and in a manner to provide additional connections to Gentile Street 
and 2200 West as well as internal connections within the neighborhood. In total, five street 
connections will be provided from the subdivision to the arterial streets of Gentile Street and 2200 
West. To the south, the subdivision will connect to Sugar Pine Drive and Alberta Spruce Drive. The 
connection to Alberta Spruce Drive will provide a connection for the neighborhood to the south to 
Gentile Street. All of the street connections will improve traffic circulation and access in this area of 
west Layton for residents and first responders. Stub streets are also provided for future connections 
to the east and the north of the subdivision. All of the alley-loaded and townhome lots will have access 
from alley ways that meet City standards.  
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RECOMMENDATION 
On November 25, 2025, the Planning Commission forwarded a recommendation of approval to the 
City Council for the rezone request of approximately 75.66 acres located at approximately 2073 West 
Gentile Street from R-S (Residential Suburban) and unincorporated area to R-1-10 PRUD (Single-Family 
Residential, Planned Residential Unit Development) with a development agreement. 
 
Staff supports the Planning Commission’s recommendation, and also recommends the City Council 
adopt Ordinances 25-11 and 25-12 approving the annexation and rezone request with a Development 
Agreement as requested. This recommendation is based on compliance with the City’s Annexation 
Policy, General Plan, City Code, and Development Guidelines and Design Standards (Public 
Works/Engineering Standards).  
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