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Community Development Department 

PUBLIC NOTICE 
 

NOTICE IS HEREBY GIVEN THAT the Tooele City Planning Commission will meet in a business meeting 
scheduled for Wednesday, July 12, 2023 at the hour of 7:00 p.m.  The meeting will be held in the City 

Council Chambers of Tooele City Hall, located at 90 North Main Street, Tooele, Utah. 
 

We encourage anyone interested to join the Planning Commission meeting electronically through 
Tooele City’s YouTube channel by logging onto www.youtube.com/@tooelecity or searching for our 

YouTube handle @tooelecity.  If you would like to submit a comment for any public hearing item you 
may email pcpubliccomment@tooelecity.org anytime after the advertisement of this agenda and 

before the close of the hearing for that item during the meeting.  Emails will only be read for public 
hearing items at the designated points in the meeting. 

 
AGENDA 

 
1. Pledge of Allegiance 
 
2. Roll Call 

 
3. Public Hearing and Recommendation on a Zoning Map Amendment regarding a request 

to re-assign the zoning designation by Wagstaff Investments, LLC for approximately 2.0 
acres located at 602 W Three O’ Clock Drive from the existing zoning designation of MR-
12 (Multi-Family Residential) to GC (General Commercial). 
 

4. Decision on a conceptual condominium plat proposed by Douglas Orthopedics located 
at 2321 North 400 East, Suite 300 in the GC General Commercial zoning district on 2.2 
acres.         

 
5. City Council Reports 

 
6. Review and Approval of Planning Commission Minutes for the meeting held on June 28, 

2023. 
 

7. Adjourn 
 
Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during 
this meeting should notify Andrew Aagard, Tooele City Planner and Zoning Administrator prior to the 
meeting at (435) 843-2132. 

http://www.tooelecity.org/
http://www.youtube.com/
mailto:pcpubliccomment@tooelecity.org
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Community Development Department 
 

STAFF REPORT 
July 7, 2023

 
To: Tooele City Planning Commission 

Business Date:  June 12, 2023 
 
From: Planning Division 

Community Development Department 
 
Prepared By: Andrew Aagard, City Planner / Zoning Administrator 
 
Re: Wagstaff Investments LLC Tooele South – Zoning Map Amendment Request 

Application No.: P23-484 
Applicant: Brent Neel, Wagstaff Investments, LLC 
Project Location: Approximately 602 West 3 O'Clock Drive 
Zoning: MR-12 Multi-Family Residential Zone 
Acreage: 2 Acres (Approximately 87,120 ft2) 
Request: Request for approval of a Zoning Map Amendment in the MR-12 Multi-

Family Residential zone to re-assign approximately 2 acres of property to 
the GC General Commercial zoning district. 

 
BACKGROUND 
 
This application is a request for approval of a Zoning Map Amendment for approximately 2 acres located, 
at approximately 602 West 3 O'Clock Drive.  The property is currently zoned MR-12 Multi-Family 
Residential.  The applicant is requesting that a Zoning Map Amendment be approved to re-assign the 
zoning to the GC General Commercial zoning district to allow for the development of the currently vacant 
site as a Holiday Oil convenience store with gasoline services.     
 
ANALYSIS 
 
General Plan and Zoning.  The Land Use Map of the General Plan calls for the Community Commercial 
land use designation for the subject property.  The property has been assigned the MR-12 Multi-Family 
Residential zoning classification, supporting approximately 12 dwelling units per acre.  The MR-12 
Multi-Family Residential zoning designation is not identified by the General Plan as a preferred zoning 
classification for the Community Commercial land use designation.  Properties located to the north and 
the west are zoned MR-12 Multi-family Residential.  Properties to the north east are zoned GC General 
Commercial.  Properties to the east are zoned R1-7 Residential and RR-1 Residential.  Property located 
south, on the adjacent side of 3 O’Clock Drive are zoned MR-12.  Mapping pertinent to the subject 
request can be found in Exhibit “A” to this report. 
 
On June 21, 2023 the Tooele City Council approved a Land Use Map amendment request thus changing 
the property from the High Density Residential designation to the CC Community Commercial land use.  
The CC land use designation includes two zoning districts, the GC General Commercial zoning district 
and the NC Neighborhood Commercial zoning district.  Both of these zoning districts are oriented 
towards local commercial activities such as retail of various types, office uses, medical clinics, personal 
services such as beauty salons and cosmetology, food services such as restaurants and convenience stores.   
 
With the Land Use Map having been changed to CC the applicant has submitted the follow up application 
which is the Zoning Map Amendment application.  They are requesting that the 2 acres of property 
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highlighted in red on the aerial photograph be rezoned to GC General Commercial.  It should be noted 
that the parcel being demonstrated on the aerial photograph does not yet exist.  A subdivision will need to 
be completed in order to create the lot for the Holiday Oil.  This Zoning Map Amendment, if it is 
approved, will follow the future subdivision, or, the Planning Commission may recommend to the City 
Council that the entire 4.8 acre parcel be re-assigned to the GC zoning district then the subdivision lines 
won’t have any relevance to the zoning boundaries.   
 
The applicant has requested the GC zoning district because the zone permits a car wash.  The applicant, 
who, wishes to construct a Holiday Oil convenience store with gasoline services would also like to have 
the opportunity to construct a car wash if they determine it would be a good fit for the site.  The NC 
zoning district prohibits car washes where the GC zoning district permits them with a CUP.   
 
Traffic Study.  The applicant has submitted an updated traffic study that includes the proposed Holiday 
Oil store and gasoline station.  The recommendations of the traffic study are that the applicant install a 
deceleration lane on 3 O’Clock Drive where customers will exit SR-36 to enter the site.  The study did not 
recommend any alterations to Coleman Street where a second connection is desired for greater access.  
However, Coleman is a City Street and it is likely the City will require that the access onto Coleman 
Street be a right in – right out limited access.   
 
Site Plan Layout.  An official site plan has not been submitted.   
 
Subdivision Layout.  A subdivision plat has not be submitted.    
 
Criteria For Approval.  The criteria for review and potential approval of a Land Use Map Amendment 
request is found in Section 7-1A-3 of the Tooele City Code.  This section depicts the standard of review 
for such requests as: 
 

(1) In considering a proposed amendment to the Tooele City General Plan, the 
applicant shall identify, and the City Staff, Planning Commission, and City 
Council may consider, the following factors, among others: 

(a) The effect of the proposed amendment on the character of the surrounding area; 
(b) Consistency with the General Plan Land Use Map and the goals and policies of 

the General Plan and its separate elements; 
(c) Consistency and compatibility with the existing uses of adjacent and nearby 

properties; 
(d) Consistency and compatibility with the possible future uses of adjoining and 

nearby properties as identified by the General Plan; 
(e) The suitability of the properties for the uses requested viz. a viz. the suitability of 

the properties for the uses identified by the General Plan; and 
(f) The overall community benefit of the proposed amendment. 

 
REVIEWS 
 
Planning Division Review.   The Tooele City Planning Division has completed their review of the Zoning 
Map Amendment submission and has issued the following comments: 
 

1. The requested GC General Commercial zoning district does comply with the CC 
Community Commercial land use designation of the Land Use Map of the Tooele City 
General Plan. 

2. If the Planning Commission include the entire 4.8 acre parcel in the re-assignment of 
zoning from the MR-12 to the GC zoning districts.   
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Engineering and Public Works Divisions Review.   The Tooele City Engineering and Public Works 
Divisions have completed their reviews of the Zoning Map Amendment submission and have issued the 
following comment: 
 

1. An access onto Coleman Street is approved by Tooele City and the access may be 
determined to be limited to a right in right out configuration.   

 
Tooele City Fire Department Review.  The Tooele City Fire Department has completed their review of the 
Zoning Map Amendment submission and has not issued any comments concerning this request.  
 
Noticing.  The applicants expressed their desire to rezone the subject property and do so in a manner 
which is compliant with the City Code.  As such, notice has been properly issued in the manner outlined 
in the City and State Codes. 
 
STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission carefully weigh this request for a Zoning Map Amendment 
according to the appropriate tenets of the Utah State Code and the Tooele City Code, particularly Section 
7-1A-7(1) and render a decision in the best interest of the community with any conditions deemed 
appropriate and based on specific findings to address the necessary criteria for making such decisions. 
 
Potential topics for findings that the Commission should consider in rendering a decision: 
 

1. The effect of the proposed application on the character of the surrounding area. 
2. The degree to which the proposed application is consistent with the intent, goals, and 

objectives of any applicable master plan. 
3. The degree to which the proposed application is consistent with the intent, goals, and 

objectives of the Tooele City General Plan. 
4. The degree to which the proposed application is consistent with the requirements and 

provisions of the Tooele City Code. 
5. The suitability of the properties for the uses proposed.  
6. The degree to which the proposed application will or will not be deleterious to the health, 

safety, and general welfare of the general public or the residents of adjacent properties. 
7. The degree to which the proposed application conforms to the general aesthetic and 

physical development of the area. 
8. Whether a change in the uses allowed for the affected properties will unduly affect the 

uses or proposed uses for adjoining and nearby properties. 
9. The overall community benefit of the proposed amendment. 
10. Whether or not public services in the area are adequate to support the subject 

development. 
11. Other findings the Commission deems appropriate to base their decision upon for the 

proposed application. 
 

MODEL MOTIONS  
 
Sample Motion for a Positive Recommendation – “I move we forward a positive recommendation to the 
City Council for the Wagstaff Investments LLC Tooele South Zoning Map Amendment Request by Brent 
Neel representing Wagstaff Investments, LLC re-assigning the zoning from MR-12 Multi-family 
Residential to GC General Commercial, application number P23-484, based on the findings and subject to 
the conditions listed in the Staff Report dated July 7, 2023:” 
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1. List findings and conditions… 
 
Sample Motion for a Negative Recommendation – “I move we forward a negative recommendation to the 
City Council for the Wagstaff Investments LLC Tooele South Zoning Map Amendment Request by Brent 
Neel representing Wagstaff Investments, LLC re-assigning the zoning from MR-12 Multi-family 
Residential to GC General Commercial application number P23-484, based on the following findings:” 
 

1. List findings… 
       

 
 

 
 

 



 

 

EXHIBIT A 
 

MAPPING PERTINENT TO THE WAGSTAFF INVESTMENTS LLC TOOELE SOUTH 
ZONING MAP AMENDMENT 

 

 
 



 

 

 
 



 

 

 
 



 

 

 
 



 

 

EXHIBIT B 
 

APPLICANT SUBMITTED INFORMATION 
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Community Development Department 
 

STAFF REPORT 
July 7, 2023

 
To: Tooele City Planning Commission 

Business Date:  July 12, 2023 
 
From: Planning Division 

Community Development Department 
 
Prepared By: Andrew Aagard, City Planner / Zoning Administrator / Director 
 
Re: Douglas Orthopedic – Condominium Plat 

Applicant: John Douglas 
Request: Review of a condominium concept plan for the Douglas Orthopedic Center.   

 
BACKGROUND 
Douglas Orthopedics wishes to obtain a condominium plat that will divide an existing commercial building and 
future additions to that building into three privately owned individual office / commercial spaces.     
 
ANALYSIS 
 
Conceptual Approval.  Prior to submitting an application for condominium plat approval the ordinance 
requires that the applicant first present a concept plan to the Planning Commission for their review.  Once the 
Planning Commission has reviewed the conceptual plan they will then submit the formal application and go 
through the review process.   
 
Conditions.  Currently the building only includes Unit B.  However, the applicant has obtained site plan 
approval from Tooele City to construct Units A and B to enlarge the structure and provide additional 
commercial space.  It is the applicant’s intention that these spaces be available for private ownership.  The 
condo plat does not subdivide the land, it only enables private ownership of the building above the ground or 
the interior spaces between the walls.   
 
Criteria For Approval.  The criteria for conceptual review and approval of a Condominium Plat request is found 
in Section 7-20-4 of the Tooele City Code.  This section depicts the standard of review for such requests as: 

 
(1) Prior to submission of any application for approval to the City Engineer as required in 7-20-5, 
below, the owner or developer of a proposed condominium or condominium conversion project 
shall submit a drawing or layout of the proposed project to the Planning Commission for 
concept approval. The Planning Commission shall review the proposed project regarding, but 
not limited to, the following considerations as applicable to the project: 
 

(a) The site, including size, location, traffic flow, accessibility and neighborhood 
development; 
 
(b) The proposed land use, including placement of buildings or other improvements, 
density or intensity of use, common areas and facilities, contouring and landscaping, 
and internal circulation systems and parking; 
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(c) Policy considerations, including conformity with the master plan of the City and 
compliance with other applicable provisions of the City Code, County Regulations and 
State Laws. 
 

(2) The Planning Commission may, as a condition to granting concept approval impose such 
reasonable restrictions or additional reasonable requirements relative to the aforementioned 
considerations as deemed necessary by the Planning Commission depending upon the particular 
circumstances of any given project.  
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Tooele City Planning Commission 
Business Meeting Minutes 

 
Date: Wednesday, June 28, 2023 
Time: 7:00 p.m. 
Place: Tooele City Hall Council Chambers 
90 North Main Street, Tooele Utah 
 
Commission Members Present: 
Tyson Hamilton 
Melanie Hammer 
Chris Sloan 
Matt Robinson 
Weston Jensen 
Alison Dunn  
 
Commission Members Excused: 
Jon Proctor  
Doug Newel 
Melodi Gochis 
 
City Council Members Present:  
Ed Hansen 
Maresa Manzione 
 
City Employees Present: 
Andrew Aagard, Community Development Director 
 
Minutes prepared by Katherin Yei 
 
Chairman Hamilton called the meeting to order at 7:00 p.m.  
 
1.Pledge of Allegiance 
The Pledge of Allegiance was led by Chairman Hamilton.   
 
2. Roll Call 
Melanie Hammer, Present 
Matt Robinson, Present 
Tyson Hamilton, Present  
Weston Jensen, Present 
Chris Sloan, Present 
Alison Dunn, Present 
Melodi Gochis, Excused 
Doug Newell, Excused 
Jon Proctor, Excused 
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3. Public Hearing and Recommendation on an ordinance of Tooele City amending table 1:  
Table of Uses in Chapter 7-16 of the Tooele City code regarding accessory dwelling units  
located above the ground floor in the GC General Commercial zoning district and  
Downtown Overlay District. 
 
Mr. Aagard presented an ordinance amendment for table 1: table of uses in Chapter 7-16 of the 
City Code. This ordinance amendment came to light as staff was considering a zoning map 
amendment for Beacon Light. They were directed by the City Council to look at the code. The 
code does currently allow accessory dwellings. In the General Commercial zone does allow it 
with a conditional Use permit. The overlay is to encourage economic development. It also allows 
additional housing units.  
 
The Planning Commission asked the following questions:  
How does this affect parking downtown?  
 
Mr. Aagard addressed the Commission. There is an impact to parking. Mr. Stewart has been 
working on a project to asses multi-story buildings and their property they are on. There is the 
possibility for seven units that are not accounted for. There have been some options discussed to 
do something about additional parking.  
 
The public hearing was opened. No one came forward. The public hearing was closed.  
 
Commissioner Sloan motioned to forward a positive recommendation on an ordinance of 
Tooele City amending table 1: Table of Uses in Chapter 7-16 of the Tooele City code 
regarding accessory dwelling units located above the ground floor in the GC General 
Commercial zoning district and Downtown Overlay District based on the findings that are 
best for the property and surrounding areas. Commissioner Hammer seconded the motion. 
The vote was as follows: Commissioner Hammer, “Aye”, Commissioner Sloan, “Aye” Chairman 
Hamilton, “Aye”, Commissioner Jensen, “Aye”, Commissioner Robinson, “Aye”, and 
Commissioner Dunn, “Aye”. The motion passed. 
 
4. City Council Reports 
Council Member Manzione shared the following information from the City Council Meeting: 
They approved a tentative budget and the Land Use Designation on 3 O’clock. They did not 
approve the Beacon House Rezone.  
 
5. Review and Approval of Planning Commission Minutes for the meeting held on June 14, 
2023.  
There are no changes to the minutes.  
 
Commissioner Robinson motioned to approve the minutes. Commissioner Jensen seconded 
the motion. The vote was as follows: Commissioner Hammer, “Aye”, Commissioner Sloan, 
“Aye” Chairman Hamilton, “Aye”, Commissioner Jensen, “Aye”, Commissioner Robinson, 
“Aye”, and Commissioner Dunn, “Aye”. The motion passed. 
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Community Development Department 
 

 
7. Adjourn 
Chairman Hamilton adjourned the meeting at 7:11 p.m.  
 
 
 
 
The content of the minutes is not intended, nor are they submitted, as a verbatim transcription  
of the meeting. These minutes are a brief overview of what occurred at the meeting.  
 
Approved this ____ day of July, 2023 
 
 
_____________________________________________ 
Tyson Hamilton, Tooele City Planning Commission Chair 
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