
MINUTES OF LAYTON CITY PLANNING COMMISSION WORK MEETING 
TUESDAY, July 22, 2008 

 

MEMBERS PRESENT: Commissioners Tim Pales, Gerald Gilbert, Kristin 
Elinkowski, Ron Stallworth, Blake Hazen, Dave Pratt  

ALTERNATE MEMBERS PRESENT: Brent Allen, Ryan Stevenson  

 
MEMBERS ABSENT: Sharon Esplin  

OTHERS PRESENT: Staff Members: Bill Wright, Peter Matson, Kem  
Weaver, Amanda Jorgensen, Brandon Rypien, Ben Hart,  
Julie Jewell, and Steve Garside.  

Commissioner Blake Hazen asked for a correction to the June 24, 2008, Planning Commission minutes in 
the conditional use request for Dansay, Inc. He asked for the wording in condition 1 to be changed from 
“shall” to “may.”  

PUBLIC REVIEW:  

 
(1) T-MOBILE COUNTRY OAKS DRIVE CELL SITE – POWER POLE ANTENNAS 
-CONDITIONAL USE AMENDMENT  
2273 East Country Oak Drive 
This property is in a R-1-10 (Single Family Residential) Zoning District. 
 

Kem Weaver, City Planner, was asked by Commissioner Hazen if there were any hazards involved with 
the request to amend a previously approved conditional use on this property. Mr. Weaver replied that 
there were no hazards. 
 

 
(2) R & L FENCING & DECK – CONDITIONAL USE – OUTDOOR STORAGE  
968 McCormick Way 
This property is located in a M-2 (Heavy Manufacturing/Industrial) Zoning District. 
The applicant is Richard Bourne, DLaney LLC. 
 

City Planner, Amanda Jorgensen, presented R & L Fencing and Deck’s request for conditional use for 
outdoor storage at their new Layton site on the corner of Gordon Avenue and McCormick Way. She said 
the owner was in the process of cleaning up the property. She described the fencing for outdoor storage 
and plans for signage and landscaping. The existing outbuilding will eventually be removed. She said 
the longer building on the property will be used to manufacture fencing materials and for a showroom for 
customers. Ms. Jorgensen said the Fire Department is working with the applicant on the height of the 
materials to be stacked. She said that normally the fence would be 6 feet high, however, this property is 
adjacent to the railroad tracks and the ordinance allows fencing up to 15 feet high in these areas. The 
applicant is requesting an 8 foot fence. Ms. Jorgensen stated that trees that have been removed must be 
replaced with at least 7 trees on Gordon Avenue and 7 trees on McCormick Way. 
 

The applicant is currently working with a contractor on an approved parking layout with 54 parking stalls 



required. Ms. Jorgensen reviewed the 11 required conditions which were in the Staff report. 
 

The Commissioners felt Condition #2 stating that the business would be required to follow all 
requirements from the State of Utah for outdoor storage including the stacking of materials was 
 

Layton City Planning Commission Work Meeting 
July 22, 2008 

Page1 of 5 
 

contradictory to Staff’s statement that the “outdoor storage area was not to be used for storing junk, trash, 
building materials, debris . . . “ Assistant City Attorney, Steve Garside, suggested that Condition #2 be 
modified to read “ . . . stacking of inventory” rather than “. . . stacking of materials.”  

In answer to a question on dumpster screening, Ms. Jorgensen said the dumpster must be enclosed with a 
gate unless screened by fencing as not to be seen by the public.  

There were no other questions from the Commissioners.  

 
(3) DIAGNOSTIC EVALUATION CENTER – CONDITIONAL USE – YOUTH EVALUATION 
TREATMENT CENTER  
1635 North 1200 West. 
This property is located in a R-M1 (Low/Medium Density Residential) Zoning District. 
The applicant is Scott Smoot. 
 

Ms. Jorgensen presented the applicant’s request for conditional use for aYouth Treatment Center which is 
currently an assisted living facility. She said the center would be regulated by the State with children 
staying overnight for up to 45 days. A school teacher would come each day, and children would be taken 
to medical and dental appointments. The facility which has 9 bedrooms could house up to 18 children at 
a time. Commissioner Hazen asked if the children could roam or leave the campus. Ms. Jorgensen said 
she would clarify that with the applicant. Ms. Jorgensen reviewed zoning in the area stating that a 
daycare facility was not quite a block away to the north. She said the evaluation center would be enclosed 
by a 6-foot fence, have 5 parking stalls which are currently on site, and would need to have multiple trees 
added to the existing landscaping. 
 

Commissioner Ron Stallworth asked if there had been public response to the request. Ms. Jorgensen said 
the only response had been from the person who currently has an assisted living facility in the home and 
did not know a different use was planned. 
 

Ms. Jorgensen reviewed the 10 requirements outlined in Staff’s report and said the State would need to 
approve the facility. She said the State requires 1 adult per every 4 children for supervision. Visitations 
would be limited. The purpose of the facility is to assist and evaluate the children and then take them 
back to their homes to evaluate conditions there or to determine if they need to be referred somewhere 
else. 
 

Commissioner Ryan Stevenson asked if approval from the State was needed because of the proximity to 
the daycare. Commissioner Gerald Gilbert said that although the Planning Commission was being asked 
not to pre-judge the children, he asked that a condition be added to state that the children housed in the 
facility must not be sex offenders or have alcohol or drug abuse issues. 
 

 



(4) DAIRY QUEEN – CONDITIONAL USE – LED MESSAGE CENTER SIGN  
1142 East Highway 193. 
This property is located in a CP-1 (Planned Neighborhood Commercial) Zoning District. 
The applicant is Gary Mellor. 
 

Brandon Rypien, Planning Technician, presented the applicant’s request for conditional use which is 
required in a CP-1 zone for an LED message sign. The proposal is to use the pylon from an existing sign 
with no modifications other than the new sign will be 17 feet high, which is one foot taller than the 
existing sign. The maximum height is 20 feet with a 10 foot setback from the public right of way. The 
Community & Economic Development Director, Bill Wright, gave approval according to ordinance to 
lower the clearance from the ground to 8 feet from the usual 10-foot clearance. The applicant is allowed 
103 square feet of signage but is only using 42 square feet. There were no questions from the 
Commissioners. 
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Mr. Rypien and Mr. Wright had discussed changes to Condition #6 which states 5% of daily signage be 
dedicated to community services. Although this requirement is stated in the ordinance, it is hard to regulate. 
Mr. Garside cited Goldwest Credit Union as a good example of public signage use because they advertise 
for schools and community services on their reader board.  

 
(5) BCL PROPERTIES – REZONE – R-M1 and R-1-10 to R-M1 PRUD – CONCEPTUAL 
APPROVAL  
Approximately 1200 East Gentile Street. 
These properties are located in an R-M1 (Low/Medium Density Residential) and an R-1-10 (Single 
Family Residential) Zoning District. 
The applicant is Brian Lamano. 
 

Peter Matson, Long Range Planner, presented the request for rezone from R-M1 and R-1-10 to R-M1 
PRUD and conceptual approval for the property at approximately 1200 East Gentile Street stating that the 
applicant had previously been before the Planning Commission proposing an R-M2 zoning change. The 
Planning Staff, Fire and Engineering Division have reviewed the plans. Mr. Weaver’s recommendation 
was that the west end of the property should be used for a building near the detention pond allowing for 
open space between the buildings and along Gentile Street. 
 

Mr. Matson explained the conceptual plan stating that Engineering had approved the conceptual plan with 
corrections to be made before preliminary approval. He said Staff would like to move toward preliminary 
approval. Commissioner Gilbert asked how many units the PRUD overlay would add. Mr. Matson said 
the range for the R-M1 PRUD zoning is 14-21 units per acre and the applicant is proposing 18.35 units 
per acre. In response to a question as to why the PRUD overlay was added, Mr. Matson said the R-M1 
zoning designation without the overlay would only allow one building per lot at 15.85 units per acre. The 
applicant will need a density bonus of 35-40% to achieve the 18.35 units per acre proposed. He said this 
required density bonus forces the developer to upgrade landscaping, fencing and parking. 
 

Mr. Matson said the applicant has been consulting with the Utah Department of Transportation (UDOT) 
which required a letter from the City stating that the City is aware of the project. The previous home on 
the property allowed for one grandfathered access which UDOT has allowed and the applicant is 
negotiating a second access that would be a siren activated gate. 
 



There were no other questions from the Commissioners. 
 

 
(6) LAYTON CITY – REZONE – CP-2, C-H, R-M2, AND R-1-8 TO MU  
Approximately 110 acres of the Downtown Plan Area, generally east of I-15 to Fort Lane, and Gentile 
Street to the South Layton I-15 off ramp.  

Mr. Matson presented information about commercial projects locally and nationally that would fit in the 
Fort Lane area which is proposed for rezone. This handout is attached to the regular meeting minutes. He 
also presented a article from the Wall Street Journal provided by Doug Durbano, part owner of the 
property, regarding mall space, open air centers, and lifestyle centers.  

Commissioner Elinkowski asked about Councilwoman Joyce Brown’s idea in the joint Planning 
Commission and City Council work meeting to consider two different zones – CP-2 (Planned Community 
Commercial) and MU (Mixed Use) – for portions of property. Mr. Durbano had also presented the 
developers’ plan at that meeting.  

Mr. Matson said that a little over a year ago, the proposal to rezone this property to MU was before the 
Planning Commission based on the Downtown Plan Recommendations. The Planning Commission 
recommended approval of the rezone to MU. However, the City Council, in their review, did not adopt  
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the area east of I-15 to be rezoned to MU and asked the Planning Staff to work with the developers on a 
plan for that area. Mr. Matson said the purpose of the rezone proposal tonight is to ask the Planning 
Commission to reaffirm their original recommendation. He stated that property owners within the 110 
acres have been notified and neighboring residents and businesses were invited to an open house on 
Tuesday, July 15, 2008.  

Mr. Matson was asked to explain the difference in uses between the MU zone and the CP-2 zone. 
Commissioner Elinkowski clarified that the land owners at the Fort Lane Shopping Area were not in favor of 
the zoning change. Mr. Matson said the owners closed on the purchase of the property in January of 2007 
when the Planning Commission was in the process of working with an advisory committee before presenting 
the property for rezone at a Public Hearing. Commissioner Gilbert asked if there were meetings to inform 
owners prior to the owners purchasing the property, and Mr. Matson responded that there were multiple 
meetings.  

Mr. Matson said the owners considered a rezone from CP-2 to MU a “down zone” since big box retail is 
allowed in CP-2 but not in MU. He said the proposed zoning would limit any tenant to 40,000 square feet 
per floor of space. The MU zone also allows residential development from single family to 24 units per acre. 
The intent is not to create non-conformities in the area with Hatch Auto already being legal nonconforming. 
Single family uses at the south end of the rezoning area are currently non-conforming in the C-H 
(Commercial Highway) zone, but would be conforming in the MU zone. Mr. Matson agreed with Mr. Hazen 
that multi-unit residential property is not considered as valuable as commercial property.  

Mr. Matson said Staff is concerned with how to deal with a proposed concept plan that may or may not 
happen and does not recommend breaking the property up into multiple zones. He said Staff feels a possible 
design exception in the MU zone with a large retail overlay could be used if the tenant is larger than the 
40,000 square feet per floor such as a big box use. He said Staff’s recommendation would be to initiate a 
design exception rather than multiple zones. Commissioner Gilbert felt the development agreement should 
be worded to not allow more than one big box. Mr. Matson described similar developments in other areas. 
Mr. Matson said Staff’s recommendation is to proceed with the MU rezone according to the 
recommendations of the Downtown Plan.  



The Commissioners discussed the positive aspects of the rezone to MU.  

By______________________________________________ 
Julie K. Jewell, Secretary to the Planning Commission  

In the event of an absence of a full quorum, agenda items will be continued to the next regularly scheduled meeting.  
Layton City does not discriminate on the basis of race, color, national origin, sex, religion, age or disability in employment or the provision of 
services. If you are planning to attend this meeting and, due to a disability, need assistance in understanding or participating in the meeting, please 
notify the City eight or more hours in advance of the meeting and we will try to provide assistance. Please telephone (801) 336-3800.  
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