
ADJOURN: 
Notice is hereby given that:
 A Work Meeting will be held at 5:30 p.m. to discuss miscellaneous matters.
 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.  The anchor location for the 

meeting shall be the Layton City Council Chambers, 437 North Wasatch Drive, Layton City.  Members at remote locations may be 
connected to the meeting telephonically.

 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: ____________________________________________________
                                                                                                                 Thieda Wellman, City Recorder

LAYTON CITY does not discriminate on the basis of race, color, national origin, sex, religion, age or disability in the employment or the provision of services.  If you 
are planning to attend this public meeting and, due to a disability, need assistance in understanding or participating in the meeting, please notify Layton City eight or 
more hours in advance of the meeting.  Please contact Kiley Day at 437 North Wasatch Drive, Layton, Utah 84041, 801.336.3825 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 regular public meeting in the Council Chambers 
in the City Center Building, 437 North Wasatch Drive, Layton, Utah, commencing at 7:00 PM on April 16, 2015.

AGENDA ITEMS:

1. CALL TO ORDER, PLEDGE, OPENING CEREMONY, RECOGNITION, APPROVAL OF MINUTES:
  A. Minutes of Layton City Council Work Meeting - March 19, 2015
  B. Minutes of Layton City Council Meeting - March 19, 2015
  C. Minutes of Layton City Council Strategic Planning Work Meeting - March 26, 2015

2. MUNICIPAL EVENT ANNOUNCEMENTS:

3. CITIZEN COMMENTS:

4. VERBAL PETITIONS AND PRESENTATIONS:
  A. Recognition of Community Emergency Response Team (CERT) Graduates

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.)

  A. 2014 Layton City Municipal Wastewater Planning Program Annual Report - Resolution 15-24
  B. Final Plat – Adams Farms Subdivision – Approximately 1250 East Gordon Avenue
  C. Preliminary Plat - Eastridge Park PRUD - Approximately 1450 East Antelope Drive

6. PUBLIC HEARINGS:

7. PLANNING COMMISSION RECOMMENDATIONS:

8. NEW BUSINESS:

9. UNFINISHED BUSINESS:

10. SPECIAL REPORTS:



 
 
 
 

Citizen Comment Guidelines 
 

For the benefit of all who participate in a PUBLIC HEARING or in giving PUBLIC COMMENT during 
a City Council meeting, we respectfully request that the following procedures be observed so that all 
concerned individuals may have an opportunity to speak. 
 
Electronic Information:  An electronic or hard copy of any electronic information presented to the City Council 
must be submitted to the City Recorder by the end of the meeting.  
 
Time: If you are giving public input on any item on the agenda, please limit comments to three (3) minutes. 
If greater time is necessary to discuss the item, the matter may, upon request, be placed on a future City Council 
agenda for further discussion. 
 
New Information: Please limit comments to new information only to avoid repeating the same information 
multiple times. 
 
Spokesperson: Please, if you are part of a large group, select a spokesperson for the group. 
 
Courtesy: Please be courteous to those making comments by avoiding applauding or verbal outbursts either 
in favor of or against what is being said. 
 
Comments: Your comments are important. To give order to the meeting, please direct comments to and 
through the person conducting the meeting. 
 
Thank you. 
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MINUTES OF LAYTON CITY 
COUNCIL WORK MEETING  MARCH 19, 2015; 5:30 P.M. 
 
MAYOR AND COUNCILMEMBERS 
PRESENT:     MAYOR BOB STEVENSON, JOYCE BROWN, 

TOM DAY, JORY FRANCIS AND JOY PETRO 
 
ABSENT:     SCOTT FREITAG 
 
 
STAFF PRESENT:    ALEX JENSEN, GARY CRANE, BILL WRIGHT, 

PETER MATSON, DAVID PRICE, WOODY 
WOODRUFF, TRACY PROBERT AND THIEDA 
WELLMAN 

 

 

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

 

Mayor Pro Tem Brown opened the meeting and indicated that Mayor Stevenson would be a little late. She 

turned the time over to Staff. 

 

AGENDA: 

 

REFUNDING 2006 SALES TAX REVENUE BONDS 

 

Alex Jensen, City Manager, said a couple of months ago Staff talked with Council about refunding some 

of the existing bonds the City had in order to take advantage of the good interest rates and save some 

money. He introduced Marc Edminster with Lewis Young Robertson and Burningham.  

 

Mr. Edminster said he worked with Laura Lewis, who was a financial advisor for the City. He said there 

had been discussion about refinancing the City’s outstanding sales tax bonds, which had an interest rate of 

4%. Mr. Edminster said they thought that in today’s market they could restructure the bonds and get the 

City a 2% interest rate. He said this would save the City $153,000. He said that would be a net present 

value savings of 5.2%; the rule of thumb was that if it was over 3% it was generally considered a good 

refunding to pursue.  

 

Mr. Edminster said the old bonds were not callable until 2016. He said the City would have to escrow the 

money from the new bonds until 2016 when the old bonds could be paid. Mr. Edminster said at the point 

of issuance of the new bonds, the old bonds were no longer considered outstanding debt of the City.  
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Mr. Edminster said the process would start with a parameters resolution adopted by the Council, which 

would set out parameters for the bonds, such as limiting the amount of the bonds and the interest rate. He 

said once the parameters resolution was adopted, the City would publish a notice of intent to issue bonds. 

Mr. Edminster said that notice triggered a 30 day public contestability period; after that period ended, the 

bonds could be closed and issued. He said adopting a parameters resolution allowed the process to move 

forward, but it did not obligate the City to issue bonds. If something changed over the next few weeks, the 

City was not committed.  

 

Councilmember Brown asked how quickly this could happen. She said she heard that the feds were 

considering raising rates in June.  

 

Mr. Edminster said with the 30 day public contestability period, the bonds could close on May 7th.  

 

Tracy Probert, Finance Director, said Staff would bring the parameters resolution to the next Council 

meeting. He said the public notice would be for a refunding of the bonds; the City wouldn’t be issuing 

additional bonds, it would be refinancing existing debt.  

 

Mr. Edminster said because there would be no new debt, the City wasn’t required to hold a public 

hearing. He said he hadn’t seen one of these ever protested, because it would be saving taxpayer dollars.  

 

There was some discussion about the anticipated interest rate of the new bonds. 

 

MISCELLANEOUS: 

 

Alex indicated that there might be someone at the regular meeting to speak to the development on the 

Adams property near the hollow on Antelope Drive. He said Staff would urge Council to listen to what 

was being said, but not to engage in back and forth discussion because a public hearing on this issue was 

scheduled for a future meeting. Alex said the developer would not be here this evening and all parties 

wouldn’t be represented.  

 

Alex said during the budget meeting, there had been discussion about some personnel positions. He said 

one of those was to move a part-time secretary to a full time position in the Legal Department to 

accommodate changes in State law. Alex said the Legal Department was in a position where there was a 

transition that had occurred naturally, and rather than hiring a part-time person for a couple of months, 

and then hiring a full time person in July, Staff would request approval to hire the full time person now. 
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He said there was money in the existing budget to accommodate a full time position.  

 

Consensus was to move forward with hiring a full time position now. 

 

Councilmember Brown said Mayor Stevenson wanted her to mention a request for a proclamation from 

the City regarding CGH, which was a birth defect that was often confused with spina bifida. She said this 

type of proclamation hadn’t been done in the past.  

 

Discussion suggested not doing a proclamation. 

 

AGENDA: (continued) 

 

NOTIFICATION TO THE DAVIS COUNTY COMMISSION OF LAYTON CITY’S INTENT TO 

SUBMIT AN OPINION QUESTION TO LAYTON CITY RESIDENTS REGARDING A RAMP 

TAX – RESOLUTION 15-17 

 

David Price, Parks and Recreation Director, said Resolution 15-17 would authorize the Mayor to notify 

the County that the City intended to put an opinion question to the residents of Layton City regarding a 

RAMP tax. David said the funds would be used to fund recreation, arts, museums and park facilities. He 

said the tax would be .1%, or 1/10 of a penny on each dollar. He said this resolution was simply to inform 

the County of the City’s intent. David said the County would have 60 days to respond back to the City 

and let the City know if they had any desire in doing a countywide tax.  

 

Councilmember Day asked why this was an opinion question when they wouldn’t allow an opinion 

question on UTOPIA.  

 

Gary Crane, City Attorney, said this was specifically listed in State statute. He said the argument that the 

Lt. Governor made was that if it wasn’t specifically in State statute then you couldn’t do it.  

 

Councilmember Day asked if there were other ones that were specifically listed. 

 

Gary said yes there were other types of taxes that would allow for opinion questions. 
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Councilmember Francis asked if in the past there had been other opinion questions allowed that were not 

specifically listed in statute. 

 

Gary said yes. He said the Lt. Governor had indicated that if the City moved forward with an opinion 

question without the Lt. Governor’s office having to render an opinion, the City would probably get away 

with it as long as the County would put it on the ballot. Gary gave some examples in the State where 

opinion questions were put on the ballot.  

 

Gary said there were other areas of State Code that would allow for opinion questions such as UTOPIA 

relative to allowing the retail sale of it, but an extensive feasibility study was required with almost 

unreachable results.  

 

AMEND TITLE 20, SECTIONS 20.01.020, 20.04.120 (2) AND 20.05.030 – ORDINANCE 15-12 

 

Bill Wright, Community and Economic Development Director, said Ordinance 15-12 was a proposed 

amendment to Title 20 of the Municipal Code, which governed regulations for signage within the City. 

He said there were special provisions for detached signs, allowing for signage located in the downtown 

corridor area. Bill said the term downtown corridor did not adequately describe areas in proximity to the 

freeway. He said to reflect recent infrastructure improvements and City gateways, a freeway sign corridor 

map was being proposed for adoption that would include the expanded areas. Bill said the map was last 

updated in 2009.  

 

Bill said the proposed amendments would rename the downtown corridor to freeway sign corridor and 

update the freeway sign corridor map to include additional areas adjacent to the freeway. He said the 

amendments would promote business and encourage future development. 

 

Bill displayed a map that identified the previous downtown corridor and the proposed freeway sign 

corridor area. He said the ordinance allowed various sign heights based on the zoning. Bill said most of 

the areas allowed for 35 feet signs, but there were some that were 25 feet and some that were 20 feet. He 

said the ordinance allowed for signs to be 45 feet high in the downtown corridor, which would now be the 

freeway sign corridor.  
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Bill indicated that there were three areas being proposed to add to the freeway sign corridor; one area 

north of Antelope Drive on the east side of the interchange; an area near Kohl’s; and an area on Layton 

Parkway along the I-15 corridor.  

 

Bill displayed drawings of conceptual signs for the WinCo site. He indicated that the WinCo sign on 

Gentile Street would be five feet taller than the existing Fort Lane sign. Bill displayed examples of other 

signs in the City and discussed their heights.  

 

Councilmember Brown said the amendments would basically change the name of the corridor and add the 

three additional locations to the corridor. 

 

Bill said that was correct. 

 

Council and Staff discussed signage in other areas of the City. 

 

2015-2016 ANNUAL CITY BUDGET DISCUSSION 

 

Tracy Probert, Finance Director, indicated that he would be reviewing budget information for the 

enterprise funds for the 2015-2016 fund year. He said in the water fund some net assets had been used to 

complete water projects. Tracy said with the proposed 2016 projects, $746,000 of net assets would be 

used leaving approximately $1,000,000 in net assets. He said some of the net assets were depleted with 

the purchase of water contracts over the past two years. Tracy said with $1,000,000 left in the account, it 

might cause the City to not do as many projects in the future. 

 

Tracy said in the storm sewer fund the revenue fluctuated based on the amount of impact fees collected. 

He said the capital projects being proposed totaled $2,693,000 and the fund balance would go down to 

$2,200,000.  

 

Tracy said in the sewer fund, revenues would go up $1,100,000 because of the $3.00 increase in fees from 

the North Davis Sewer District, but that money would go to the Sewer District.  

 

Tracy reviewed information about utility rates including the increase in sewer fees and the increase in 

garbage disposal with the new contract with Waste Management. He said garbage rates would be going 

up $.35 for first cans and $.25 for second cans. Tracy said the minimum bill for a two month period 
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would be $107.90. He said the Sewer District would be increasing their rates by $3.00 a year for the next 

three years.  

 

Tracy said in the refuse fund, Staff anticipated that with the rate increase, revenues would go up in the 

initial year or two of the new contract, but those funds would be used to cover increased fees in the latter 

years of the contract.  

 

Tracy reviewed budget information in the street lighting fund. He indicated that $87,000 would be 

transferred from the general fund to the street lighting fund to accomplish the projects being proposed. 

Tracy said in the current year, $405,000 was being transferred from the general fund to the street lighting 

fund.  

 

Councilmember Francis asked if an agreement had been reached with Rocky Mountain Power for taking 

over the street lights. 

 

Alex said no. He said he thought that whenever the City was ready to move on that, Rocky Mountain 

Power would be willing to sell. Alex said for the last couple of years money that was available in the 

street lighting fund had been put toward projects that improved the lighting on UDOT projects, which the 

City was happy for. He mentioned some of the areas that were slated for improvement this year.  

 

Tracy said revenues in the pool fund were fairly consistent. He said $385,000 would be transferred from 

the general fund to help cover net operating loss.  

 

Tracy said projected revenues in the emergency medical fund may change slightly depending on 

legislative funding changes. He said there were proposed changes to Medicaid funding that would impact 

fees. Tracy said the Fire Chief felt that the changes would be very positive for the City’s medical 

operation. He said $200,000 was being proposed to purchase a new medical engine; there was already 

$150,000 set aside in the capital projects fund to add to this $200,000, but it would still take another 

budget year to accumulate enough money to purchase the engine. Tracy said that would leave $514,000 in 

fund balance.  

 

Tracy said the main point in the UIA telecom fund was the $221,000 being transferred from the general 

fund to cover the operational assessments. He said it was anticipated that those could be substantially less 

than that.  
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Tracy provided information about the proposed enterprise fund projects. He said in the street lighting 

fund, it was proposed to expend $166,000 on residential street lighting projects and $250,000 on the 

Antelope Drive and 1000 West street lighting project.  

 

Councilmember Brown asked if there was a list available of the specific residential street lighting 

projects. 

 

Alex said yes; Staff could provide that list for the Council’s review. He said the Council could add to or 

delete from the list as they chose.  

 

Tracy said he would bring that information to the Council as part of the CIP budget review.  

 

Tracy said one of the main projects in the water fund was the purchase of new registers for the meters. He 

said $700,000 was budgeted in the 2015-2016 fund year for that project, and the same amount would be 

budgeted in the next two years to cover the cost of replacing all of the meter registers. Tracy said the 

registers had a 10 year warranty and they were now in year 14.  

 

Tracy listed the other proposed projects in the water fund. 

 

Councilmember Brown asked where Davis Drive was located. 

 

Discussion suggested that it was by Marilyn Drive.  

 

Tracy said there was $900,000 budgeted in the sewer fund for proposed projects.  

 

Councilmember Petro asked about the project in the Hill Villa Subdivision.  

 

James “Woody” Woodruff, City Engineer, said when the City considered doing a project, they looked at 

all utilities in the area so that the road would only be torn up once. He said this sewer project would be 

done in conjunction with a water project in the area.  

 

Woody said the water fill station project in the water fund was to allow for a construction type filling 

station on the west side of the City. He said currently the only filling station was at the Public Works 

Shop; this would be a great addition for construction trucks and City trucks to be able to fill their tanks on 
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the west side of the City.  

 

Councilmember Day asked about the Layton Parkway/Evergreen Farms sewer connection.  

 

Woody said Evergreen Farms was installing oversized lines; the City would be reimbursing them the cost 

of the oversized lines. 

 

Tracy explained impact fees collected relative to the storm sewer fund. He listed the proposed projects in 

the storm sewer fund. 

 

Woody said the Talbot storm drain project was tied to a water and sewer replacement project. He said the 

storm drain project would be done at the same time.  

 

Tracy said in the EMS fund, the partial funding for replacement of the engine that was discussed earlier 

was budgeted for $200,000.  

 

Alex said the Bamberger storm drain project would be done in conjunction with UDOT. He said as part of 

the complete rework of the Hill Field Road interchange, there was an existing problem with storm water 

capacity at that intersection. Alex said often during bigger storms, manhole covers would blow out and 

water would be coming out of the manholes. He said there wasn’t enough capacity in the area. Alex said 

as part of the design of the new intersection, they would be adding to that capacity. He said the idea was 

to build a new line that would pull water out of that area and bring it south along the Bamberger Trail and 

dump it into Kays Creek. Alex said it was a very expensive line, but UDOT would be funding at least 

50% of the cost. He said it would benefit the City and UDOT; the City was grateful for the partnership.  

 

Tracy reviewed budget information relative to the special revenue funds, including the victims service 

fund, alcohol enforcement fund, E911 fund, metro strike force fund, CDBG fund and the RDA fund. 

 

Mayor Stevenson arrived at 6:23 p.m. 

 

Tracy reviewed information about the EDA fund, impact fee fund, Class C road fund, debt service fund 

and capital projects fund.  

 

Alex said the intention would be to meet on the 26th to finish up the budget discussions, which was 

typically a Strategic Planning meeting.  
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Councilmember Francis indicated that he would be out of town, but he could call in.  

 

Discussion suggested holding the next meeting on the March 26th.  

 

The meeting adjourned at 6:28 p.m. 

 

 

 

__________________________________ 

Thieda Wellman, City Recorder 
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MINUTES OF LAYTON CITY 
COUNCIL MEETING    MARCH 19, 2015; 7:01 P.M. 
 
MAYOR AND COUNCILMEMBERS 
PRESENT:     MAYOR BOB STEVENSON, JOYCE BROWN, 

TOM DAY, JORY FRANCIS AND JOY PETRO 
 
ABSENT:     SCOTT FREITAG 
 
 
STAFF PRESENT:    ALEX JENSEN, GARY CRANE, BILL WRIGHT, 

DAVID PRICE, PETER MATSON AND THIEDA 
WELLMAN 

 
 

 

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

 

Mayor Stevenson opened the meeting and led the Pledge of Allegiance. Dave Thomas gave the invocation. 

Scouts and students were welcomed. 

 

MINUTES: 

 

MOTION: Councilmember Brown moved and Councilmember Francis seconded to approve the minutes 

of: 

 

  Layton City Council Strategic Planning Work Meeting – January 29, 2015; 

  Layton City Council Work Meeting – February 5, 2015; and 

  Layton City Council Meeting – February 5, 2015. 

 

The vote was unanimous to approve the minutes as written. 

 

MUNICIPAL EVENT ANNOUNCEMENTS: 

 

Councilmember Brown mentioned the Easter Egg Dive at Surf ‘n Swim on April 4th from 10:00 a.m. to 

noon. She said the cost would be $5 and there would be prizes in the eggs. 

 

Councilmember Brown said the Family Recreation Program would host Flap Jack Friday on April 10th at 

Central Davis Jr. High. She said there would be bingo, prizes and all you can eat pancakes.  
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CITIZEN COMMENTS: 

 

Daniella Harding, 1506 East 2050 North, expressed concerns with the Planning Commission meeting on 

March 10th, and how the Planning Commission handled the review of the Eastridge Subdivision. Ms. 

Harding indicated that there were alarming violations of City Code and the Planning Commission did not do 

its due diligence. She quoted sections of the Code that she felt were violated, particularly those having to do 

with the height of allowed cuts. Ms. Harding indicated that the Eastridge Subdivision would have huge 

impacts on the Hidden Hollow Subdivision and the value of their homes. She recommended that this item be 

sent back to the Planning Commission for further review.  

 

Mayor Stevenson asked Ms. Harding to visit with him after the meeting.  

 

PRESENTATIONS: 

 

PROCLAMATION – NATIONAL FAIR HOUSING MONTH 

 

Mayor Stevenson read a proclamation proclaiming April 2015 as Layton City Fair Housing Month.  

 

PROCLAMATION – 2014-2015 LAYTON HIGH SCHOOL BOYS VARSITY BASKETBALL 

TEAM 

 

Mayor Stevenson read a proclamation recognizing the Layton High School Boys Basketball Team for 

winning the 5-A State Championship. The team members came forward to receive copies of the 

proclamation and to shake hands with the Mayor and Council.  

 

CONSENT AGENDA: 

 

MUTUAL AID INTERLOCAL AGREEMENT FOR UTAH PUBLIC WORKS EMERGENCY 

MANAGEMENT – RESOLUTION 15-16 

 

Gary Crane, City Attorney, said Resolution 15-16 would approve and adopt an agreement with most of the 

other public works facilities in the cities along the Wasatch Front. He said whenever there was an incident 

such as an earthquake, the public works facilities worked together with sharing resources such as heavy 

machinery. Gary said the agreement would allow the City to work with other entities and obtain 

reimbursement through FEMA and other agencies. He said this was a 50 year agreement, but the City could 
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opt-out at any time if it chose to do that. Gary said Staff recommended approval.  

 

NOTIFICATION TO THE DAVIS COUNTY COMMISSION OF LAYTON CITY’S INTENT TO 

SUBMIT AN OPINION QUESTION TO LAYTON CITY RESIDENTS REGARDING A RAMP 

TAX – RESOLUTION 15-17 

 

David Price, Parks and Recreation Director, said Resolution 15-17 would authorize the Mayor to notify the 

Davis County Commission of Layton City’s intent to submit an opinion question to Layton City residents 

regarding a RAMP tax. David said the opinion question would ask Layton City voters if the City should 

impose a local sales tax of .1% to finance recreation, arts, museums and park facilities. He said Resolution 

15-17 would authorize the Mayor to inform Davis County of the City’s interest in having this question on the 

November ballot. David said Staff recommended approval.  

 

Mayor Stevenson said a number of communities in Davis County already had this tax in place. He said this 

money would be used toward special projects for arts, parks, trails, the museum, etc. Mayor Stevenson said 

this tax would be 1/10 of 1%, or for every $10 spent there would be 1 cent of tax. He said because of the size 

of Layton’s commercial base, it would greatly benefit the City. Mayor Stevenson said there were a lot of 

people outside of the City that came to shop in Layton that would help grow the fund. He said residents 

would be hearing more about this in the coming months.  

 

PARCEL SPLIT – ANGELIKA PAXMAN – APPROXIMATELY 2500 EAST 475 NORTH 

 

Bill Wright, Community and Economic Development Director, said this was a parcel split request from 

Angelika and Scott Paxman, for property located at approximately 2500 East 475 North. He said the property 

contained 2.68 acres. Bill said the request was to split the property into two parcels in an R-1-10 zoning 

district. He said the north parcel would contain 1.38 acres, and the south parcel, which had an existing single 

family home, would contain 1.3 acres. Bill said the plan was to build a home on the north parcel, which 

would be directly west of the Red Fox Ridge Subdivision. He said access to the parcel would be from the 

stub street of 475 North; with this proposal the street would not continue any further to the west.  

 

Bill explained geotechnical issues that would affect the northern lot. He indicated that a separate geotechnical 

report would be required with application for a building permit. He said the Planning Commission 

recommended approval and Staff supported that recommendation.  

 

Mayor Stevenson said when the Red Fox Ridge Subdivision was developed, he thought that the road would 
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continue west into the lower piece of property.  

 

Bill said there was a concept plan with the Red Fox Ridge Subdivision that showed that road continuing to 

the west. He said the property owner, Mr. Weiderholt, sold this parcel and did it in a way that would not 

accommodate the road through the property. Bill said the parcel to the west was still owned by Mr. 

Weiderholt and access to that parcel could be provided from the south off of 350 North if that property was 

to develop.  

 

AMEND TITLE 20, SECTIONS 20.01.020, 20.04.120 (2) AND 20.05.030 – ORDINANCE 15-12 

 

Bill Wright said in reviewing Title 20, which was the City’s sign Code, Staff discovered that there was a 

provision in the Code for what was now called a downtown corridor. He identified the corridor on a map. 

Bill said the corridor basically followed I-15 as it came through the community, and it identified commercial 

properties that had a relationship to the I-15 corridor and Main Street. He said the downtown corridor 

provided an opportunity for signs to be raised in their height from 35 feet, 25 feet, or 20 feet, to a maximum 

of 45 feet. Bill described an area north of Antelope Drive east of the I-15 interchange, an area near Kohl’s, 

and the Fort Lane Village area continuing south along Layton Parkway that should have opportunities for 

taller signs given the proximity to I-15. He said Staff recommended adding these three areas to the 

downtown corridor area and renaming the corridor to freeway sign corridor. Bill said Staff recommended 

approval.  

 

MOTION: Councilmember Brown moved to approve the Consent Agenda as presented. Councilmember 

Day seconded the motion, which passed unanimously. 

 

The meeting adjourned at 7:42 p.m. 

 

 

 

 

________________________________ 
Thieda Wellman, City Recorder 
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MINUTES OF LAYTON CITY 

COUNCIL STRATEGIC PLANNING  

WORK MEETING     MARCH 26, 2015; 5:12 P.M. 
 

MAYOR AND COUNCILMEMBERS 

PRESENT:     MAYOR BOB STEVENSON, JOYCE BROWN, 

TOM DAY, SCOTT FREITAG, JOY PETRO AND 

JORY FRANCIS (via telephone) 

 

STAFF PRESENT:    ALEX JENSEN, TRACY PROBERT, KENT 

ANDERSEN, JAMES (WOODY) WOODRUFF AND 

THIEDA WELLMAN 
 

 

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

 

Mayor Stevenson opened the meeting and turned the time over to Staff. 

 

ITEMS FOR DISCUSSION: 

 

CITY LOGO 

 

Kent Andersen, Community and Economic Development Deputy Director, showed slides and presented 

information about two alternatives to the City’s new logo. He explained the significance of the tag-line, 

“Community, Prosperity, Choice.” 

 

Council and Staff discussed different aspects of the tag-line.  

 

Kent reviewed some of the comments that were received on the logo. 

 

There was discussion about the two alternatives and various color options. There was discussion about 

including the word “City” on the logo. 

 

Kent indicated that Staff would like to move forward with a new logo and would like feedback from the 

Mayor and Council on their preference.  

 

Councilmember Freitag arrived at 5:29 p.m.  
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Mayor Stevenson asked if the second logo should be sent back to the focus group for evaluation.  

 

Councilmember Freitag expressed concerns with the blue color not being consistent in all copies. 

 

Councilmember Petro indicated that the color number could be exact.  

 

Consensus was to move forward with Concept 2, color variation D, which included Layton in blue and 

gold arches above. 

 

Mayor Stevenson suggested doing a couple of magnetic signs that could be placed on vehicles for review. 

He suggested having Public Works make a street sign for review.  

 

Discussion suggested taking the tag line off of the signage for vehicles and signs. 

 

2015-2016 FISCAL YEAR BUDGET 

 

Tracy Probert, Finance Director, reviewed budget information for the Five Year CIP Plan, which included 

projects proposed over the next five years, and those that were unscheduled. He indicated that there were 

a lot of projects in the unscheduled column in the streets division; $22,000,000. Tracy mentioned laws 

passed by the legislature for a ¼ cent sales tax and a gas tax increase that would help funding of streets 

projects.  

 

Tracy discussed fund balance in the water fund and how that was going down somewhat. He provided 

information on impact fees and fund balances in other funds. Tracy mentioned the Master Plans that were 

in some stage of completion. He said the Master Plans could change fee rates, impact fees, projects, and 

the priorities of projects. 

 

Tracy presented information on individual department projects in the CIP. In the Finance Department he 

mentioned the new financial software system; in Management Services Facilities he indicated that there 

were several roofs and HVAC units that would need to be replaced. Tracy indicated that in Management 

Services IT division most projects didn’t climb to the CIP level; they were typically funded out of 

operation budgets. 
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Tracy said in the Police Department a new police building and a firing range were included in the CIP. He 

explained how purchases in the Fire Department were usually large purchases, which were spread over 

several years. Tracy mentioned the new fire engine that, because of cost, was spread over a three year 

period. He discussed the money that was set aside for Fire Station #4 and the cost to man a new station 

and the cost of equipment.  

 

Councilmember Brown mentioned that eventually the building would have to be built or the impact fees 

would have to be given back. 

 

Tracy said that was correct, but he thought that was a few years away. He said the City could repurpose 

the funds to something else. 

 

There was discussion about property tax increases.  

 

Mayor Stevenson asked if increased property tax revenues could be accomplished without increasing the 

property tax rate, but holding it at the same rate. 

 

There was discussion about how property tax was calculated and how holding the rate constant would 

increase revenues somewhat.   

 

Alex Jensen, City Manager, said the City currently had a site on the east side of Highway 89 that had been 

set aside for a combination of a fire station, park and water tank location. He said the tank caused the City 

to reevaluate the area to see if they would all fit on the site. Alex said there was a piece of property to the 

south of the site that was owned by UDOT. He said the City had asked UDOT to consider declaring that 

site as surplus property and selling or trading it to the City. Alex said UDOT indicated that they would 

surplus the property. He said the City owned approximately 1.88 acres that was tied to the wilderness 

park at the top end of Oakhills Drive that could possibly be traded to UDOT for the other property. Alex 

said UDOT would eventually need the property to do an interchange at Oakhills Drive. He said it would 

be a great deal for the City.  

 

Mayor Stevenson said the City still needed to look at Adams Canyon and enhancing the parking and 

access.  
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Tracy reviewed CIP projects in the streets division.  

 

Mayor Stevenson asked how much the Gentile Street and Gordon Avenue projects had cost the City. 

 

Alex said he couldn’t remember what the Gordon Avenue project cost, but Gentile Street was about 8 or 9 

million dollars. 

 

Mayor Stevenson asked where the funding had come from. 

 

Alex said mostly from the general fund; the City had more funding during that time. 

 

Mayor Stevenson said if the flyover by Kohl’s went in, Angel Street would need to be improved on the 

north end.  

 

Council and Staff discussed moving the connection at Gentile Street and Sugar Street to Angel Street, and 

making that a 4-way intersection. 

 

Alex explained how the City was falling behind on street repairs and construction. 

 

Mayor Stevenson asked if Staff knew what the impact of the optional sales tax would be. 

 

Tracy said 1/10 of a percent should be about 1/10 of what the City already received, which would be an 

additional 1.2 million dollars.  

 

Mayor Stevenson expressed the importance of selling the tax to the residents of Layton, and showing 

what the money would be used for.  

 

Woody said he had calculated how much the City had spent on road improvements on the west side of the 

City. He said the City spent 17 million dollars from 2000 to 2014 on Hill Field Road, Gordon Avenue and 

Gentile Street.  

  



D  R  A  F  T 
 

 

Minutes of Layton City Council Strategic Planning Work Meeting, March 26, 2015 
5

 

Mayor Stevenson said if the City had 17 million dollars more right now, could everything be 

accomplished that they were looking at. 

 

Tracy said the total amount in the CIP was about 30 million dollars.  

 

Councilmember Brown said this didn’t include ongoing maintenance.  

 

Tracy said the City received about 2 million dollars a year in Class C Road funds. He said with the gas 

tax increase that would go up some. Tracy said a lot of that money was used on maintenance, but every 

year during the budget process there was always two or three times as much need for maintenance than 

there were funds available.  

 

Woody said to keep up to date with maintenance would be around 3 million dollars a year; this year the 

City was spending less than half of that. Every year the City was falling behind on maintenance. 

 

Mayor Stevenson mentioned things the County should be doing to improve funding.  

 

Tracy presented detailed information about projects proposed in the street lighting fund.  

 

Council and Staff discussed some of the projects. 

 

Alex said very often projects that were planned for were put on hold because of development or other 

things. He said with all the new road projects UDOT had done in the City, the City had used money 

earmarked for other projects to install infrastructure on the new roads, which was a good use of money. 

Alex said with WinCo coming in, they would have to install a few street lights. He said it made sense to 

finish the street lights in that area to tie into Layton Parkway and Gentile Street, which would create 

somewhat of a corridor.  

 

Mayor Stevenson said the process was dressing up the City. 

 

Woody said the City also wasn’t paying the lease fee to Rocky Mountain Power.  
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Alex said there was a provision in State Code that UDOT took advantage of. He said after UDOT put in 

roads, they turned everything that wasn’t asphalt over to the cities to maintain. Alex said UDOT informed 

Staff that the City would have to take over maintenance of intersection lights that were UDOT roads. He 

said this was a great deal for the State.  

 

Tracy reviewed proposed projects in the Water Division and Sewer Division.  

 

Tracy reviewed projects in the storm sewer fund and identified projects that could be funded with impact 

fees.  

 

Council and Staff discussed some of the proposed projects. 

 

Woody said all of these would be updated as part of the Master Plan update.  

 

Tracy reviewed Parks and Recreation projects, and pool projects.  

 

Alex asked the Mayor and Council if there was anything they felt was missing. 

 

Councilmember Freitag asked if there were any other parks being proposed.  

 

Alex said there was funding for a neighborhood park in the 2019/2020 fund year.  

 

Mayor Stevenson said parks were wonderful, but the City needed to develop things in parks to make 

people come to them and draw people to the area. He suggested something like an ice skating rink in 

Commons Park during the Christmas season; similar to the splash pad at Ellison Park.  

 

Discussion suggested adding the Adams Canyon parking area and the hollow off of East Gentile Street to 

the list of projects. 

 

Mayor Stevenson mentioned a gun range training area in conjunction with Hill Air Force Base and the 

County. 
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Mayor Stevenson asked where the next park would be located after the Greyhawk Park. 

 

Alex said ultimately it would be up to the Council, but there was a park planned on the property east of 

Highway 89, one near the Boynton Road area, one in the Kays Creek Estates area, and Harmony Place; 

there were 4 or 5 sites that had been secured. 

 

Council and Staff discussed other parks and trails in the City including Adams Canyon. They discussed 

possibly bonding for parks and trails in the future.  

 

Councilmember Freitag mentioned putting shade near the splash pad in Ellison Park, and improving some 

of the play areas at the parks.  

 

Councilmember Francis said there should be a focus on the parks and recreation programs.  

 

Woody said one of the challenges with trails was connectivity across Highway 89. He said he had been 

talking with the Parks and Recreation Department about a pet bridge at about 3025 North, and putting a 

structure that would tie into the trail and allow pedestrians to go up and over to the Valley View Drive 

frontage area. Woody said in the future another connection could be made at Oakhills Drive. He said 

Holmes Creek would be a great place for trails. He said Staff was looking at doing a trail along Gordon 

Avenue and tying it into Andy Adams Park. Woody suggested the City pursue funding through some C-

Mac funds.  

 

Councilmember Day said a connection across Highway 89 at Oakhills Drive would be a good solution to 

Adams Canyon in a way, with some parking on the west side of Highway 89 near the water tank area. 

 

Woody said that water tank would eventually be removed and replaced with the new tank near Valley 

View Drive.  

 

Alex said a preliminary design had been done for the east side of Highway 89 for a parking area with a 

restroom near Adams Canyon. He said some of it would push onto Forest Service property.  
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Council and Staff discussed improvements on East Side Drive near Adams Canyon. They discussed 

UDOT improvements on Highway 89 and the frontage roads. 

 

Mayor Stevenson asked if the City needed large 10-acre parks; would 4-acre parks be sufficient to meet 

the City’s needs. 

 

Councilmember Brown said the biggest want from the residents was sport fields, which required larger 

parks.  

 

Council and Staff discussed the need for practice facilities and using the power corridor, which would 

allow for big open fields as practice areas; not necessarily to put in a lot of improvements but just open 

fields that could be used for practice areas. 

 

Alex indicated that there were about 22 or 23 acres available in the power corridor.  

 

Mayor Stevenson asked how Rocky Mountain Power felt about that. 

 

Alex said in the past, they had always been amenable to working with the City on that.  

 

Council and Staff discussed other open areas of the City.  

 

There was discussion about building a better relationship with the School District.  

 

MISCELLANEOUS: 

 

Mayor Stevenson said on Monday at 1:00 p.m. in the rotunda at the State Capitol, there would be a 

ceremony recognizing Vietnam Veterans Day. He said the Governor would be there, and at the 

conclusion there would be an announcement about the Memorial that would be located in Commons Park.  

 

There was discussion about the Memorial.  

 

Councilmember Petro mentioned the need for a sidewalk on the south side of Highway 193, east of Hill 
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Field Road to the commercial area.  

 

Mayor Stevenson said the City talked with UDOT about that last year. 

 

Woody said UDOT wanted the City to put together an offer that they could review and consider 

participating in.  

 

The meeting adjourned at 7:21 p.m. 

 

 

 

__________________________________ 

Thieda Wellman, City Recorder 

 



LAYTON CITY COUNCIL MEETING
AGENDA ITEM COVER SHEET 

  
Item Number:  4.A.
   
Subject:  
Recognition of Community Emergency Response Team (CERT) Graduates
   
Background:  
The Layton Citizen Corps CERT Outreach program teaches CERT classes several times a year for citizens 
interested in learning basic skills regarding how to take care of themselves, their families, and their neighbors 
after a disaster situation.  The course has been developed by FEMA and is overseen locally by the Fire 
Department.  It includes instruction on potential hazards, fire suppression, disaster first-aid, urban search and 
rescue, disaster psychology, terrorism and a mock disaster exercise to practice newly acquired skills.  These 
students have completed all of the required training sessions and a final mock disaster.
  
Alternatives:  
N/A
  
Recommendation:  
N/A
  



LAYTON CITY COUNCIL MEETING
AGENDA ITEM COVER SHEET 

  
Item Number:  5.A.
   
Subject:  
2014 Layton City Municipal Wastewater Planning Program Annual Report - Resolution 15-24
   
Background:  
Resolution 15-24 authorizes the review and adoption of the 2014 Municipal Wastewater Planning Program 
Annual Report by the Council.
  
Alternatives:  
Alternatives are to 1) Adopt Resolution 15-24 authorizing the review and adoption of the 2014 Wastewater 
Planning Program Annual Report; 2) Adopt Resolution 15-24 with any amendments the Council deems 
appropriate; or 3) Not adopt Resolution 15-24 and remand to Staff with directions.
  
Recommendation:  
Staff recommends the Council adopt Resolution 15-24 authorizing the review and adoption of the 2014 
Wastewater Planning Program Annual Report and authorize the Mayor to execute the necessary documents.
  













Wesley Adams - IV 
Brian King - IV 
Howard Larkins - IV 
Michael Naranjo - IV 
Brett Perkins - IV 
Lonnie Smith - IV 
Darrin Taylor - IV
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Item Number:  5.B.
   
Subject:  
Final Plat – Adams Farms Subdivision – Approximately 1250 East Gordon Avenue
   
Background:  
On January 13, 2015, the Planning Commission approved the preliminary plat for Adams Farms Subdivision. 
The applicant is requesting to develop 8.53 acres of vacant land as an infill subdivision on Gordon Avenue. 
Single family detached developments surround the property being proposed for the Adams Farms 
Subdivision.

The proposed development for the final plat has 25 lots, which meets the density requirement of 2 to 4 units 
per acre in the R-1-8 zoning district. 

The proposed infill subdivision will create street connectivity with existing stubbed streets to the east and to 
the west. A street connection will be made at Gordon Avenue to provide immediate access to the subdivision 
from an arterial street.
  
Alternatives:  
Alternatives are to 1) Grant final plat approval to Adams Farms Subdivision subject to meeting all Staff 
requirements as outlined in Staff memorandums; or 2) Deny granting final plat approval to Adams Farms 
Subdivision.
  
Recommendation:  
On March 24, 2015, the Planning Commission unanimously recommended the Council grant final plat 
approval to Adams Farms Subdivision subject to meeting all Staff requirements as outlined in Staff 
memorandums.

Staff supports the recommendation of the Planning Commission.
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Item Number:  5.C.
   
Subject:  
Preliminary Plat – Eastridge Park PRUD – Approximately 1450 East Antelope Drive 
   
Background:  
On March 10, 2015, the Planning Commission unanimously recommended the Council approve the 
preliminary plat for the Eastridge Park PRUD. The applicant, Adams Property LLC, is requesting preliminary 
plat approval for property that contains 70.02 acres of vacant land located between the south fork and middle 
fork of Kays Creek and between Antelope Drive and Kays Creek Drive.

The applicant/developer received rezone approval with a Development Agreement from the Council on June 
4, 2009. Since this approval, the developer has been actively progressing towards preliminary plat review and 
approval for the development now being called Eastridge Park PRUD. The majority of work has been 
addressing geotechnical issues with the property and how they should be mitigated. As mentioned during the 
rezone process, the best mitigating option to create slope stability on the property is through mass grading 54 
of the 70 acres of the site. There are 16 acres that will not be mass graded surrounding the middle or south fork 
of Kays Creek. The 16 acres will be dedicated to the City as a nature park.

The developer has decided to phase the mass grading of the development rather than mass grade the entire 
property at once. Additional geotechnical studies were required to address the phasing of the mass grading. 
The Planning Commission will be reviewing the cuts and fills plan for cuts and fills that are 10 feet or greater 
in height on April 14, 2015.  Staff will make the Council aware of their decision before the Council meeting. 

The developer has met with the Design Review Committee (DRC). The DRC has very few comments 
concerning the development, and overall, the DRC thought it was a quality project with a good mix of housing 
options. The DRC’s recommendations are spelled out in the Staff Report.

There are three housing types within the development. Townhomes are to be located along Antelope Drive due 
to the street being an arterial street. The development transitions south into an area of cottage type homes with 
the final transition to single family lots south of the cottage homes. The number and density of all three 
housing types has been reduced from the number originally proposed during the rezone. The Development 
Agreement capped the total number of housing units at 303 and the number being proposed is 268 units. The 
largest decrease was the number of townhomes, originally proposed at 157, and the number proposed for the 
preliminary plat is 52.
  
Alternatives:  
Alternatives are to 1) Grant preliminary plat approval to Eastridge Park PRUD subject to meeting all 
geotechnical requirements from Intermountain GeoEnvironmental Services (IGES), DRC recommendations 
and Staff requirements; 2) Table the preliminary plat for Eastridge Park PRUD to give the Council time to 
gather additional information; or 3) Deny granting preliminary plat approval to Eastridge Park PRUD.



  
Recommendation:  
On March 10, 2015, the Planning Commission unanimously recommended the Council grant preliminary plat 
approval to Eastridge Park PRUD subject to meeting all geotechnical requirements from IGES, DRC 
recommendations and Staff requirements.

As a part of the motion, the Planning Commission requested the developer to:
1. Update the traffic study.
2. Study a route for a trail connection from Antelope Drive to the 16 acre nature park on the applicant’s 
property; prior to the City Council review of the preliminary plat.

These two items are included in the Staff report.

Staff supports the recommendation of the Planning Commission.

  





 Page 2 

 

During this same time, City Staff has been working with the developer by reviewing the 
preliminary plat, grading plans, street plans, utility plans and meeting with the Design Review 
Committee (DRC). 

The following provides a summary of the key elements of the preliminary plat and PRUD 
plan.  The key elements include the density of the overall project and various phases, 
geotechnical studies and recommendations, Design Review Committee recommendations, 
architecture of the townhomes, cottage homes and single family homes, landscaping and 
open space, and utilities and streets. 
 
Density: 
The rezone and DA were approved capping the total number of units on the 70.02 acres at 
303 units (Exhibit A – concept plan). A large number of the proposed units were attached 
townhomes, which totaled 157 units. This left 146 units for single family detached lots. The 
303 units created a density of 4.33 units per acre, which required density bonuses to develop 
the property with 303 units. 
 
Through additional geotechnical studies and the design of the preliminary plat, the developer 
has reduced the number of units as illustrated in Exhibit B and detailed in the Land Use and 
Density Chart below. 
 

Land Use and Density Chart 
 

 2009 Rezone &         
Development Agreement 

Proposed 2015         
Preliminary Plat 

Total of Residential Units 303 268 

Townhomes 157 52 

Single Family Detached Homes 146 140 

Single Family Detached Cottage Homes 0 76 

Overall Density 4.33 units/acre 3.82 units/acre 

Nature Park 16 acres 16 acres 

 
 
The Land Use and Density Chart above shows a considerable decrease in the number of 
attached townhomes by removing 105 units and creating 76 cottage homes. With this 
conversion, more land is required for the cottage homes, which reduces the overall number of 
units and the overall density of the development.   
 
Townhomes (Phases 2 and 2A) – The 52 attached townhome units will be located on the 
northeast portion of the property and adjacent to Antelope Drive (Exhibit A – 2015 preliminary 
plat). The proposal is for 13 buildings with each building containing 4 units. The units will be 
accessed by a private drive between the row of units, which will give access to the garages 
located at the front of each unit. 
 
The townhomes are being proposed as two-story units. Because of the proposed final grade 
of the property in this area, the townhomes will step down to follow the contours of the 
property and Antelope Drive. This will assist in breaking up a continual roofline and exterior 
building elevations (Exhibit F). 
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Cottage Homes (Phases, 1A, 1B, 1C and future phasing) – The 76 proposed cottage homes 
are a product similar to a patio style home. They can be one-story or two-story and are similar 
to a single family detached type home but with a smaller footprint. Cottage homes are built on 
pad sites with landscaped common areas surrounding the home.  The 18-foot deep front 
yard and driveway are considered limited common area as well as a small patio area at the 
rear of the home. 
 
The cottage homes are proposed to be located adjacent to Antelope Drive and then 
transitioning to the south behind the townhomes and north of the single family lots (Exhibit A). 
 
Single Family Detached Lots (Phases 3, 4 and Future Phasing) – The 140 single family lots 
are proposed on the remainder of the property (Exhibit A).  The lot sizes range from 5,000 to 
14,000 square feet. The lots can accommodate homes that will be compatible with the 
homes located in the area.  The homes will be one or two-story in height.  
 
Phase 3 is proposed to create the extension of Emerald Drive from the south and will contain 
12 lots (Exhibit A). Phase 4 is located west of the north fork of Kays Creek and will contain 7 
lots (Exhibit A). Future phasing for the remaining single family lots will be determined as the 
development applies for additional phasing. The number of lots for each future phase has not 
been determined.  Mass grading will continue with each phase of development for both the 
remaining cottage homes and single family homes. 
 
 
Geotechnical Studies: 
After the rezone approval for the 70.02 acres by the City Council in 2009, the next course of 
action was to create a mass grading plan as the tool to mitigate any slope instability found on 
the property. Extensive geotechnical research and studies were performed by the 
developer’s geotechnical engineer, Intermountain GeoEnvironmental Services (IGES). These 
studies then were peer reviewed by the City’s third party geotechnical engineer, Golder 
Associates. 
 
The developer initially proposed to mass grade the entire 70.02 acres at the same time with a 
City-approved grading permit.  The mass grading was to be done per the requirements and 
recommendations of IGES and Golder Associates.  The developer later decided to mass 
grade the property in phases by starting to mass grade the northern portion of the property, 
which is the location of the townhomes and cottage homes. With phasing the mass grading 
plan further studies and data analysis were performed by IGES and certain cross sections of 
the property were reevaluated (Exhibits C and E). 
 
By phasing the mass grading for the development, some of the cuts and fills changed slightly. 
Slope stability has improved from the previous grading plan.  The developer will be required 
to blend the phased mass grading areas with the land that is not being mass graded during 
the first few phases of the development.  
 
After each phase has been mass graded and compacted to meet geotechnical engineering 
standards, the ground will need time to settle before the land can be improved and structures 
built.  IGES will have a full time geotechnical engineer on site to monitor the grading and 
compaction with daily testing. IGES will also monitor the settlement of the land after it has 
been graded and compacted. 
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In reevaluating certain cross sections for phasing the mass grading, IGES indicates that this 
does not create a negative impact with the slope stability with given changes being 
implemented from the approved mass grading plan. Changes to the phased mass grading 
plans have reduced the height of some retaining walls that are still required in the same 
location. The MSE/Keystone Wall along the north fork of Kays Creek was originally planned 
to have a height of 25 feet. This wall has been reduced with a range of 6 to 15 feet in height 
(Exhibits C and E – cross section “B”).  
 
The south portion of the development is still required to maintain a 200 foot setback from the 
middle or south fork of Kays Creek to the buildable areas on the lots along the south 
boundary of the development.  A 16 acre nature park that will be dedicated to Layton City by 
the developer will be located within the 200 foot setback area along the length of the 
development and on both sides of the creek (Exhibit D). 
 
A land drain system is required throughout the development to capture surface water that 
may filter into the ground at a depth of the foundation of the home.  The same land drain 
system will also be used to capture any ground water that may rise up during heavy wet 
seasons. Ground water depths range on average from 5.7 feet to 20 feet. Where the 
groundwater is shallowest, there will be six (6) feet of fill placed in this area, which is where 
the townhomes are to be constructed without basements. Some areas of the single family 
lots that will have basements will be close to groundwater; however, the land drain will 
remove and keep water away from the foundation of the home. 
 
City Staff has reviewed both IGES’ summary report and Golder Associates’ summary report 
and concur with their recommendations with regards to, (1) keeping any slope at 14% or less 
to ensure slope stability, (2) requiring a land drain system for the entire development, (3) 
requiring plan details to be placed within the plan set, (4) frequent inspections and monitoring 
of both the grading of the site and monitoring of the settlement of land after the mass grading 
has occurred and  (5) all geotechnical studies and reports will need to be referenced on the 
final plats for each phase of development. 
 
The process and requirements of the sensitive land ordinance have been followed by both 
the developer and City Staff.  The following reviews and requirements are required during the 
preliminary plat review of the sensitive lands ordinance. 
 
City Staff reviews required geotechnical reports from the developer’s geotechnical engineer. 
As previously mentioned, the developer for Eastridge Park PRUD has used Intermountain 
GeoEnvironmental Services (IGES) as their geotechnical engineer. This is the same firm that 
was used during the rezone/concept plan review. IGES is licensed in the State of Utah to 
practice their specialty and have considerable experience in this field of practice. 
 
Layton City has required the developer to pay for a third party geotechnical engineer that was 
selected by the City during the rezone and conceptual plan review in 2008 and 2009. The 
third party geotechnical engineer firm is Golder Associates, located in Colorado.  Golder 
Associates has reviewed all of IGES’ studies and reports concerning the mass grading plan, 
retaining wall systems, groundwater and slope stability.  The City, developer, and Golder 
Associates have been working together for the last six plus years in mitigating geological and 
geotechnical concerns on the property. The developer changed their plan from grading the 
entire project to grading selected phases of the project. The City requested additional 
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geotechnical third party reviews to be completed by Golder Associates. Golder Associates 
supports approving the revised plans. 
 
The developer’s civil engineer, Stantec, has produced a grading and drainage plan with the 
geotechnical information from IGES’ and Golder Associate’s studies and reports.  The plan 
was submitted and reviewed by the City and Golder Associates and contains the following 
information. 
 
 Existing and proposed contours and slopes for each graded area. 
 
 Revegetation plan which identifies existing vegetation that is to be removed and a 

revegetation proposal. 
 

 Existing and proposed drainage patterns. This includes the location and capacities of 
all structures and erosion control measures. 

 
 Location and depth of all proposed cuts and fills. 

 
 A review of the mass grading plan, which is the method to be employed to stabilize 

slopes and achieve compaction of the property. 
 

  Development of a storm drain system by computing the maximum runoff for a ten 
year storm before and after development.  

 
Per Ordinance 19.07.120 “Development Standards” and subsection 1 it states, “Scope. It is 
intended by this Section, that the development standards and provisions, as set forth herein, 
shall be required in connection with all building and construction in the sensitive lands overlay 
area.” This ordinance does not establish a certain time that the standards in this Section need 
to be met, as long as the standards are met before a building permit can be given by the City.  
 
Later in this Section of the “Development Standards” it states the following in ordinance 
19.07.120(5)(e), “The maximum vertical height of all cuts and fills shall be ten feet, except in 
circumstances where the Planning Commission gives specific approval.” The cuts and fills 
plan could have been reviewed for the entire development before the first building permit was 
to be issued. However, City Staff felt it important to have the Planning Commission review 
and approve the cuts and fills of ten feet or greater before the development received 
preliminary plat approval from the City Council (Exhibit E). 
 
The map in Exhibit E indicates the cuts in “red” and fills in “green”.  The numbers refer to the 
height in feet. The areas highlighted in “lavender” indicate areas that are greater than 10 feet 
in height and require review and approval of the Planning Commission.  
 
Staff finds that the developer has met the requirements of the sensitive land ordinance. On 
April 14, 2015, the Planning Commission will review and determine if the areas of cuts and 
fills greater than 10 feet are approved as exceptions. 
 
Phasing of Mass Grading: 
There have been questions raised concerning mass grading the site all at one time versus 
phasing the mass grading as now proposed by the applicant. 
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Phasing the mass grading with a phased development plan will provide some advantages as 
listed below. 
 

 The geotechnical engineers have stated that the slope stability reaches a 
stronger factor of safety than grading the entire site at once (IGES Preliminary 
Plat Revised Grading Plans and Review, October 2, 2014). 

 A much smaller area will be disturbed by phasing the grading, resulting in less 
area creating airborne dust and soil erosion issues. 

 Smaller disturbed areas allows existing farming and natural vegetations to 
remain in place until a development phase is ready. 

 Smaller disturbed areas results in less areas of weed generation as 
revegetation occurs. 

 Smaller disturbed areas results in less staging of large grading equipment and 
haul trucks at one time. 

 
The areas remaining ungraded after Phase 4 will be evaluated for future phasing with future 
final plat approvals. The most efficient methods and geography for balancing cuts and fills 
with each phase will be studied. 
 
 
Design Review Committee (DRC): 
The developer met with the City appointed Design Review Committee (DRC) to review the 
architectural concepts of the town homes, cottage homes and single family homes.  In 
addition, the open space plan was reviewed, except for the 16 acre nature park along the 
south boundary of the development. 
 
The DRC had the following recommendations to the Planning Commission and City Council. 
 

 Implement gentle meandering sidewalks along Emerald Drive in the townhome 
and cottage home portion of the development.  

 Use small berms in the open space area between the residential units and the 
street on Emerald Drive.   

 Fencing along Antelope Drive is to be, at a minimum, solid vinyl. 
 Create a strong continuity between the townhomes, cottage homes and single 

family lots with open space and architectural elements. 
 The two-car garage doors need to be complimentary in color to the proposed 

architectural design elements and styles. 
 
There was a concern of the long-term maintenance of the townhome portion of the 
development. The developer stated that there would be a professional management 
company overseeing the maintenance of the entire project, which ensures the upkeep of the 
townhomes and the common areas of the development.  A master homeowners association 
will govern the entire development with junior homeowner associations for each of the three 
different housing types. 
 
The DRC spoke highly of the development and how it was being planned out with 
townhomes adjacent to a major arterial street and then transitioning to cottage homes and 
eventually to the lower density single family homes.  The packet of materials the DRC 
reviewed is part of this packet. 
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The density of the development was capped when the property was rezoned and outlined in 
the DA. The DRC was not required to award density bonuses for this development.   
 
 
Architecture: 
Each form of residential dwelling has different architectural elements that bring continuity as 
they transition from townhomes to single family homes. The townhomes will be two-story and 
stepped down due to the slope of the development, which creates breaks in both the roofline 
and the building facades (Exhibit F).  Each townhome will have an attached two-car garage. 
Each unit will have a front façade that will be broken up with a number of windows and may 
incorporate window treatments, such as lintels over the windows. The rear of the townhomes 
will incorporate a variety of windows with the same window treatments as the front. The rear 
elevations incorporate exterior patio doors, awnings and possibly flower boxes. The rear 
façade facing Antelope Drive needs to be given more architectural detail because of the 
public street. Exterior materials that may be used are stucco, hardy-board, rock and brick. 
The developer has contracted with a home builder, Destination Homes, who has extensive 
experience and a positive reputation for building quality and well designed townhomes. 
 
The cottage homes will be one or two-stories in height and will include a two-car garage 
(Exhibit G). The front façade will incorporate elements from urban craftsmen and modern 
farmhouse styles. These elements may include covered front porches, windows, shutters and 
false balconies. Exterior materials will include stucco, hardy-board, brick and rock. The rear 
elevation of the cottage homes along Antelope Drive will need to incorporate some design 
elements that are used on the front façade.     
 
The single family homes will have a broad range of architectural elements that will be similar 
to the single family homes in the area (Exhibit H). The use of rock, stucco and hardy-board 
will be the primary materials used for these homes. The proposed height of the homes will be 
one or two-stories. 
 
 
Landscaping/Open Space: 
The majority of the open space is included in the dedication of the 16 acres along the south 
fork of Kays Creek to Layton City for a nature park (Exhibit D). This would become a public 
park as stated in the Development Agreement. Upon dedication of the park the City will 
maintain the improvements of the park into perpetuity.  It is the developer’s responsibility to 
take the lead for the improvements of the park; these initial improvements are at the expense 
of the developer; however, the DA allows for a payback of park impact fees to the developer 
through building permit fees.  The 16 acre nature park improvements consist of a trail system, 
park benches, open grassy areas, etc. The developer has submitted a landscape plan as part 
of the overall development, which shows the general location of these improvements (Exhibit 
D).     
 
With future development outside this proposed development, the trail system within the 16 
acre park will connect to the Kays Creek trail along the north fork of Kays Creek. The City will 
maintain this trail once it has been constructed. A small portion of the trail will reside within 
the development located adjacent to the creek south of Antelope Drive. The developer will 
provide an access through the cottage homes and single family lots to adjoin the north fork of 
Kays Creek trail to the south fork of Kays Creek trail in the 16 acre nature park. 
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All common areas around the townhomes and cottage homes will be maintained by a 
management company through the master HOA.  This includes two access points along the 
south boundary of the development that gives access for the residents of the PRUD to the 16 
acre nature park. 
 
Open space is also located as common area within the townhome and cottage home areas, 
with a streetscape theme along the connection of Emerald Drive and Antelope Drive and 
landscaping around the buildings with pockets of open space (Exhibit I).  
 
 
Utilities and Streets: 
The North Davis Sewer District trunk line runs east and west alongside the south fork of Kay’s 
Creek.  The proposed sewer lines from the development will access into the trunk line. This 
trunk line cannot be exposed when the mass grading occurs on the site.  Storm water and 
land drain systems will empty into the two forks of Kay’s Creek, which has been approved by 
Davis County Flood Control.  A land drain system will mitigate the transient ground water.   
 
The connection of Emerald Drive from its current terminus to Antelope Drive is important for 
looping the culinary water system in the area.  This ensures that water pressure is sufficient 
for the proposed development.  However, the first four phases of the development will have 
sufficient water service and fire flow without having to connect a water line through the 
development at the beginning of development.  Phases 1, 2 and 4 will have sufficient water 
service from Antelope Drive. Phase 3 will have sufficient water service from the intersection 
of Kays Creek Drive and Emerald Drive.  As future phasing occurs, the developer will be 
required to install the 12-inch waterline to have a looped connection and provide enough 
pressure to the future homes and for fire flow.   
 
Layton City’s Master Street Plan requires the connection of Emerald Drive to Antelope Drive.  
Emerald Drive is considered a “residential collector street”, and the connection will help 
facilitate traffic with the development and from adjoining neighborhoods through the 
subdivision. A traffic study has been provided by the developer and was conducted by Hales 
Engineering. Traffic will increase as the property develops; however, it will disperse through 
existing road connections and to Antelope Drive.   
 
An addendum to the traffic study, as requested by the Planning Commission, has been 
conducted by Hales Engineering to provide the most recent traffic counts for Antelope Drive 
and Emerald Drive. This will be presented to the City Council before or at the meeting. 
 
 
General Citizen Comments from the Planning Commission meeting: 
The following questions or comments were given to the Planning Commission during their 
meeting on March 10, 2015.  Staff has provided a brief response to the nine questions from 
the citizen’s group. 
 
1. Additional traffic in the hollow is very dangerous in the winter. When the initial traffic study 

was conducted, construction was underway at Church and Antelope for the round-a-bout. 
The connection to Highway 89 was not open when the initial study was done. 

 
The developer has had the traffic engineer, Hales Engineering; conduct a more recent 
traffic study now that construction has been completed at Church Street and Antelope 
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Drive and Highway 89 and Antelope Drive. Preliminary reports from the traffic engineer 
indicate that the traffic counts have increased from the initial traffic study; however, the 
level of service is still acceptable for Antelope Drive. The recent results will be presented 
to the City Council. 
 

2. Traffic flow seems to stagnate due to the many private streets terminating with no 
connection to other private streets.  

 
Traffic will flow at a reasonable pace throughout the development once the entire street 
system is in place through phased development. The private streets do not warrant a 
connection to other private streets due to the streets being a short distance and the 
number of cottage homes on a private street being limited to seven lots. Seven lots will 
create approximately 70 or less trips per day. Fire turn-a-rounds have been proposed 
where necessary for fire trucks to complete a full turn-a-round maneuver.  
 
The applicant has been asked to study the possibility of connecting the private roads 
serving the townhomes in Phase 2 with the private road serving the cottage homes in 
Phase 1C.  This connection would align with the eastern access to Antelope Drive. 
 

3. The requirement of land drains to combat the high amount of ground water in the area be 
planned for or the development better have a well designed sump pump.   

 
The City is requiring a land drain system be installed by the developer. Each home and 
townhome building will have foundation drains to capture any ground water or transient 
surface water from landscape irrigation and storm water. Ground water issues in the area 
are likely because surrounding single family developments were not required to have land 
drain systems when the subdivision was developed and homes built. Current ordinances 
and residential building codes require foundation drains for each residential structure. 
 

4. The City would not approve a mass grading permit before a preliminary plat was 
reviewed and approved by the City. Now with phasing the requirement disappeared. The 
Planning Commission is required to review and approve cuts and fills over 10 feet in 
height before the preliminary plat can be approved. 

 
As mentioned on page 5 and 6 of this staff report, the City development staff believes that 
mass grading in phases is a more efficient way of grading the site instead of all at once. 
The developer’s geotechnical engineer, IGES, stated that by phasing the mass grading 
the slope stability reaches a stronger factor of safety than grading the entire site at once. 
The Planning Commission will review the cuts and fills of 10 feet or greater before the 
preliminary plat comes before the City Council. 
 

5. From the beginning the surrounding residents wanted the connection of Emerald Drive to 
be built from the Emerald Drive stubbed street at the south end of the property to 
Antelope Drive at the beginning. This is to provide a better street connection for traffic in 
the surrounding area. 

 
Eventually, Emerald Drive will make the connection from Kays Creek Drive to Antelope 
Drive. This will occur when future phases, outside the original four phases, come to the 
City to be developed and final plats reviewed and approved. The first four phases do not 
require a full street connection to provide appropriate access. The looped 12-inch water 
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line connection will be required within Emerald Drive for the next future phase of the 
development.  The City Staff is reviewing the benefits of requiring the full street be built at 
this time. When the 12-inch waterline is needed for the next future phase; then Emerald 
Drive should be fully constructed. 
 
By building the full length of Emerald Drive at the beginning of phases 1 through 4, the 
traffic will increase at a quicker rate than not having the street connect with the first four 
phases of the development. 
 

6. The Covenants, Conditions and Restrictions (CC&Rs) for the development should 
provide restriction of limiting rentals to a small percentage for each housing type. 

 
City ordinances do not restrict the number of rental versus owner occupied units for single 
family detached or attached structures, or who can or cannot rent their property. City 
ordinances does not allow for a dwelling unit in a single family zone to be 
compartmentalized. Up to five non-related people can rent a dwelling unit as long as the 
entire dwelling unit is shared by the five non-related individuals. This is referenced in the 
ordinance under definitions as a “family”. To meet this request of the citizens group, the 
developer would have to limit the number of units that can be rented through covenants, 
conditions and restrictions.  This standard is not applied to other subdivisions or 
developments in adjacent neighborhoods. 
 

7. Why can’t the Kays Creek Trail connect to the 16 acre nature park that is being dedicated 
to the City? The trail will not be used if it dead ends past Antelope Drive. 

 
The developer is not responsible to develop the trail outside his property (along the sewer 
easement). The Kays Creek trail will be built from Antelope Drive to the south and end at 
the development boundary adjacent to Kays Creek.  The developer has studied a plan to 
extend the trail from this point back through the common area of the cottage homes. The 
trail will then connect to the sidewalk system of the subdivision, which will eventually 
connect with the common area into the 16 acre park from the single family lot portion of 
the subdivision (Exhibit J). 
 

8. Parking is not being accommodated throughout the development. Should be designated 
parking for those using the 16 acre park. 

 
There are small pockets within the townhome and cottage home sections where visitor 
parking is planned. Each townhome and cottage home will have a one or two car garage 
in addition to deep enough driveways to accommodate off street parking. 
 
The Parks Department does not have a designated car parking area for people to use the 
16 acre nature park. The nature park is considered a local park and not a destination 
park; this means that the majority of people that will use the park are from Eastridge Park 
PRUD and the immediate surrounding neighborhoods that are within walking distance. 
 
The Parks Department is planning for a trailhead with parking on Antelope Drive adjacent 
to Kays Creek and on the JR Nalder property. This will facilitate parking for the Kays 
Creek trail and could be used for the 16 acre nature park in the future. 
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