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WWEESSTT  LLAAYYTTOONN  GGEENNEERRAALL  PPLLAANN  SSTTUUDDYY  
PPOOLLIICCYY  RREECCOOMMMMEENNDDAATTIIOONNSS  

Originally Adopted April 5, 2001 
Amended by City Council September 18, 2003 

 
LLaanndd  UUssee  

 
Residential Background Information:  Large-scale development in the west Layton area 
was temporarily on hold until Fall of 2001. The timeline for construction of this water line was 
moved forward with the use of federal funds.  The area is now connected to a 24” water line from 
the 4 million gallon water tank at Clearfield High School.  Many large agricultural parcels are under 
construction or proposed for development now that the culinary water is available.  One of the 
main discussions during the Citizen Committee meetings in 2001 focused on residential lot sizes in 
the area. 
 

 
The current recommendation for the majority of the study area is for the R-S zone, which allows 
for a minimum lot size requirement of 15,000 square feet.  The general intent of this 
recommendation has been larger lots will help maintain the rural feel of the area while still allowing 
development to take place on larger lots.   
 
Various residential development alternatives have been discussed throughout the review process 
including lot averaging, open space subdivisions, and Planned Residential Unit Developments.  
Open space subdivision regulations have been successfully implemented in several communities 
including some in Utah. 
 
Policies 
 
1. The majority of the west Layton area should develop as low-density residential area with more 

intense residential development around designated commercial nodes and along the West 
Hillfield Road corridor and other arterial streets (84’ right-of-way or more). 

2. The density guidelines should reflect the recommended land use map (Map 18) and should be 
interpreted as follows: 
• 0-3 units/acre (10,000-43,000 sq. ft. lots or A, R-S zones) 
• 2-4 units/acre (8,000-10,000 sq. ft lots or R-1-10 and R-1-8 zones) 
 

3. The Citizens Committee asked for clarification about where these areas are located.  Map 18 
“Recommended Land Use” indicates that the R-1-10 and R-1-8 areas are primarily located on the 
east side Angel Street (1200 W.) and on the north side of Gordon Ave. (1000 N.) adjacent to 
Clearfield City. 
 
4. PRUD & cluster subdivisions are encouraged in the west Layton area, especially where the  

0-3 units per acre recommendation is noted.  The residential densities in these areas should 
typically not exceed 3 units per acre. 

5. Exceptions to the recommended density range should only be considered for projects that 
provide superior design features and high quality amenities. 

 
6.  The PRUD ordinance should be the primary tool for any project that develops in these buffer   
areas outside of the typical R-S subdivision.   

The completion of the west Layton water line project in the fall of 2001 made it possible for many 
agricultural parcels to begin the development review process.  To date, 5 single-family 
subdivisions and two elementary schools have been constructed or are under construction in the 
study area. 
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7.  The City should consider changes to the PRUD ordinance that encourage the use of the 
PRUD overlay on single-family zones (i.e. R-S, R-1-10, and R-1-8).  More specifically, the 50% 
base open space requirement for PRUDs with single family zones should be reduced to a 
percentage that will make single family PRUDs a more viable option in these areas.  A reduction 
to the base open space percentage requirement from 50% to 30%, with specific guidelines, 
should be considered for single family PRUDs.  The Commission and Citizens Committee have 
emphasized that the open space reduction should apply to “detached” single family PRUDs. 
 
8. The PRUD ordinance has existing guidelines that allow for professional businesses to be 
incorporated into a PRUD if the project is at least 40 acres in size and at least 50 units.  This 
provision is not often used, but should be emphasized as a one of many tools for transitional 
uses along arterial streets with larger PRUD projects. 
 
 
9. Layton City should provide the opportunity for innovative subdivision design to mitigate the 

undesirable impacts of standard subdivisions by creating and adopting a cluster (open space) 
subdivision option. This option should allow individual lots to be smaller than the minimum 
allowed under conventional subdivision requirements; however, the decrease in lot size should 
be compensated with the provision of common open space and amenities that aid in the 
development of unique neighborhoods and communities.  Cluster provisions should be 
implemented following the adoption of this plan, and Staff can further review and refine the 
contents of the requirements (see development examples in Appendix A). 

 
10. General provisions for open space subdivisions are typically found in the supplementary section 

of the zoning district regulations or in the subdivision ordinance.  In general, the ordinance 
provisions should include general review criteria, identification of which zoning districts cluster 
provisions are allowed, minimum lot & project size requirements, and open space 
requirements. 

 
11. Layton City should adopt a development option for the averaging of lot sizes and the reduction 

of lot widths in subdivisions zoned “R-S”.  An ordinance addressing this concept should specify 
that no more than 20% of lots in a subdivision can be decreased in exchanges for an equal 
amount of lots to be increased in size.  A lot width reduction from 100’ to 90’ in the R-S zone 
should be considered.  Phased development of lot-averaged subdivisions should not be allowed 
unless each phase can stand on its own.  Plat restrictions should be noted on the final plat and 
in deeds to prohibit lot splits and resubdivisions. 

 
 
12. Layton City should encourage property owners to take advantage of the various land 

conservation alternatives available through the various land trust organizations including the 
Nature Conservancy and Utah Open Lands. 
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Recommendations for Single Family Residential Transitions along Arterial Streets 
 

1. The City should consider an alternative which could include a provision to allow densities 
up to 3 - 4 dwelling units per acre single-family residential in buffer/transition area along 
arterial streets.  3 – 4 units per acre typically translates into 8,000 – 10,000 square foot 
lots.  Residential densities of 4 – 8 units per acre along arterial streets could be an 
alternative closer to the intersection of two arterial streets or the intersection of an arterial 
and a collector street.   

 
2. If a developer chooses to develop at densities up to 3 – 4 dwelling units per acre in 

buffer/transition areas, a development agreement should be required that includes a 
sketch/concept plan.  The plan and agreement should include a general layout of lots, lot 
sizes, and streets.  The agreement could also be tied to the CC&Rs for the subdivision and 
specify that the smaller lots have a minimum size home and some architectural control. 

 
 

3. This alternative provision to allow smaller lots (8,000 – 10,000 s.f.) as a density transition 
along arterial streets could be incorporated into the existing “lot averaging” provisions for 
the R-S zone. 
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Commercial Center Background Information:  Since 1993, the General Plan has stated that 
there should be a commercial center or node in the west Layton area at the intersection of two 
arterial streets.  Discussion with the Citizen Committee revealed that the intersection of 2200 West 
and West Hillfield Road and the intersection of 3200 West and West Hillfield Road seemed to be 
the most reasonable locations for such a node.  Another option to consider is the future 
intersection of 2700 West (a north-south collector).  This location provides a central point in the 
study area and is far enough away from the commercial centers in Syracuse to provide reasonable 
separation of neighborhood services. 
 
Policies 
1. The west Layton area should include a community commercial node located at the future 

intersection of 2700 West and West Hillfield Road.  This commercial node should eventually be 
of a size to service the study area.  The center could be either contiguous or located on 
adjacent corners. 

2. The City should discourage strip commercial development and instead encourage the 
development of concentrated commercial areas. 

3. The City should support and encourage well-planned, pedestrian-oriented retail shops, offices 
and commercial services (see development examples in Appendix D). 

4. Clustering of uses should be encouraged and controlled access points along West Hillfield Road 
should be provided.   

5. As 2700 West continues south of Gentile Street, a connection into the Legacy Parkway right-of-
way should be planned.  Development around this access point should be considered for 
Business & Research Park uses and supportive services (see Map 18 and development 
examples in Appendix E). 

 
 
West Hillfield Road Background Information: Clearly, the frontage along West Hillfield Road 
(and its future extension to the west) presents both an opportunity and a challenge to Layton City.  
This corridor is recognized as being the main east-west connection through the study area, yet it is 
largely undeveloped.  This area, when developed, should enhance rather than detract from the 
aesthetic quality of the area.  A standard highway strip commercial development should not be 
favorably considered. 

 
Conventional zoning of arterial street frontages consists of commercial/retail uses allowing 
extensive off-street parking, deep building setbacks, and single uses.  This encourages the 
development of open land rather than in or near commercial centers or nodes.  This type of 
dispersed commercial development is generally characterized by extended linear development, 
focus on the automobile rather than the pedestrian, single story buildings that lack architectural 
style, lack of relationship between buildings, limited landscaping and cluttered signage. 
 
 
Policies 
1. General design criteria should be established for the West Hillfield Road corridor to enhance the 

character of the area, to lessen street congestion, and improve the overall quality of the built 
environment; all with a view toward enhancing neighborhoods, maintaining property values, 
improving the image of the City, and generally promoting the public health, safety and general 
welfare (see examples in Appendix C). 

2. The City should support the innovative mix of residential, and professional office and light 
commercial land uses along West Hillfield Road to provide an alternative to the traditional 
strip commercial development. 

3. Medium density residential (6-12 units per acre as the base density) and professional office 
development should be considered for transitional uses along west Hillfield Road between 
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commercial nodes.  These uses should be limited in scale with adjacent single-family 
neighborhoods (see development examples in Appendix B). 

4. Design criteria should address issues such as landscaped buffer yards, building appearance and 
setbacks, signs and lighting, pedestrian amenities and streetscape improvements, and access 
control. 

 
  
  
  
  

CCoommmmuunniittyy  FFaacciilliittiieess  aanndd  SSeerrvviicceess  
  

Parks & Open Space 
1. The development of neighborhood parks should be based on the policies included in the Parks 

and Recreation Element of the General Plan. 
2. Layton City should research the possibility of using the Denver and Rio Grande abandoned rail 

corridor for recreational purposes. 
3. Regional storm water detention basins will be established and no temporary basins will be 

allowed.  The regional basins should be maintained and improved upon acquisition and 
eventually coordinated into the City neighborhood park system. 

4. Layton City should coordinate with Utah Power in the location of detention basins within the 
Bonneville power corridor.  These basins should also be looked at with the neighborhood park 
system in mind. 

5. When land in the Bonneville Power Corridor is taken out of agricultural use, it should be 
incorporated into the surrounding development.  If this is not possible, the corridor area should 
be landscaped and maintained by the property owner. 

6. As development occurs adjacent to open space and trail corridors, provisions should be made 
for connections that will enable residents and the general public to access these areas 
throughout the community.  

 
 
 
Infrastructure 
1. A pressurized irrigation/secondary water system should be seriously considered for west 

Layton. 
2. Secondary water lines should be in street rights-of-way. 
3. Development should relate closely to the City’s Capital Improvement Plan (CIP) in order to 

provide infrastructure for proposed development. 
4. Developers shall have the option of pre-implementing the 5-year CIP in order to provide 

infrastructure for proposed development. 
5. Developments required to install oversized or off-site improvements, beyond what is necessary 

for their specific development, may enter into “payback agreements.”  If installed 
improvements fall under the 5-year CIP, paybacks will come from the city during the specific 
programmed year.  

6. The City should continue discussion with the North Davis Sewer County Sewer District 
regarding priority changes to improvement phases in order to better meet future demands and 
take advantage of available rights-of-way. 

7. Developments away from existing facilities will require developers to obtain necessary rights-of-
way and extend the sewer lines to existing facilities.  The sewer lines will be sized according to 
the needs generated by development. 

8. The sewer line extensions will be placed in future street rights-of-way.  The use of side lot and 
rear lot easements will not be allowed. 
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9. Before development is allowed south and west of the “Bluff Outfall Line,” the City and the 
NDCSD must determine if a gravity feed sewer line may be extended from this area to the 
collection facilities in Syracuse. 

 
 

  
EEnnvviirroonnmmeennttaall//CCoommmmuunniittyy  IIddeennttiittyy  

 
1. The City should consider establishing a street tree program for west Layton to contribute to the 

identity of various areas and help create a more attractive community. 
2. The City should establish standards for streetscapes along arterial streets that address 

landscaping, tree planting and fencing.  These standards should be implemented with new 
development as it occurs (see development examples in Appendix C). 

 
 
 

TTrraannssppoorrttaattiioonn//CCiirrccuullaattiioonn  
  

1. The City ordinance states that intersections shall be placed at 1300-foot intervals along arterial 
streets.  There are several locations in the west Layton area where homes block the expansion 
of streets at the desired intervals.  As part of the update of the Master Street Plan, the map 
should show specific locations where access to the interior of the superblocks is desired. 

2. Layton City should make special efforts to inform landowners of the need for access into their 
lots in anticipation of development.  This should occur as part of this study and other projects, 
which affect west Layton. 

3. Layton City should coordinate efforts with UDOT, WFRC, and neighboring municipalities to 
determine future locations for the Legacy Parkway right-of-way and intersections. 

4. A major north-south connection into the future Legacy Parkway should be provided in the area 
of 2700 West. 

5. Layton City should continue efforts to identify the future right-of-way location for the street 
connection from I-15 to the Legacy Parkway in the southwest portion of the city.  Efforts 
should include continued study on right-of-way location alternatives, continued communication 
with property owners and potential purchasers of property in the area, and amendments to the 
Transportation Element of the Layton City General Plan. 

6. Layton City should coordinate with the Utah Transit Authority (UTA), Wasatch Front Regional 
Council (WFRC), and neighboring cities to determine the best locations for public transit 
corridors, stops, and stations. 
 


























