
 

 
90 North Main Street | Tooele, Utah 84074 

435-843-2132 | Fax: 435-843-2139 | www.tooelecity.org 

Community Development Department 

PUBLIC NOTICE 
 

NOTICE IS HEREBY GIVEN THAT the Tooele City Planning Commission will meet in a business meeting 
scheduled for Wednesday, February 9, 2022 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 by logging on to the 
Tooele City Facebook page, at https://www.facebook.com/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 Decision on Conditional Use Permit Request by the Tooele County School District 

to Authorize the Use of “Public School” and “Public Educational Facility” for the New Deseret Peak 
High School on Approximately 57 Acres Located at Approximately 2200 North Berra Boulevard in the 
RR-5 Residential and GC General Commercial Zoning Districts. 

 
4. Public Hearing and Recommendation on a Land Use Map Amendment Request by the Tooele City 

Redevelopment Agency to Reassign the Land Use Designation for Approximately 3 Acres Located at 
385 South 1200 West from the Regional Commercial (RC) Land Use Category to Light Industrial (LI) 
Land Use Category. 

 
5. Public Hearing and Recommendation on a Zoning Map Amendment Request by the Tooele City 

Redevelopment Agency to Reassign the Zoning of Approximately 3 Acres Located at 385 South 1200 
West from the (RD) Research and Development Zoning District to the (IS) Industrial Service Zoning 
District. 

 
6. City Council Reports 
 
7. Review and Approval of Planning Commission Minutes for the Meeting Held on January 12, 2022. 
 
8. Planning Commission Training on General Powers and Duties. 

 
9. 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/
https://www.facebook.com/tooelecity
mailto:pcpubliccomment@tooelecity.org


 

 
Deseret Peak High School  App. # P22-32 
Conditional Use Permit Request 1  

Community Development Department 
 

STAFF REPORT 
February 2, 2022

 
To: Tooele City Planning Commission 

Business Date:  February 9, 2022 
 
From: Planning Division 

Community Development Department 
 
Prepared By: Andrew Aagard City Planner / Zoning Administrator 
 
Re: Deseret Peak High School – Conditional Use Permit Request 

Application No.: P22-32 
Applicant: Michael Garcia, representing Tooele County School District 
Project Location: Approximately 2200 North Berra Boulevard 
Zoning: RR-5 Residential Zone & GC General Commercial Zone 
Acreage: 57.12 Acres (Approximately 2,488,147 ft2) 
Request: Request for approval of a Conditional Use Permit to authorize the use of “Public 

School” in the RR-5 Residential zone and to authorize the use of “Public 
Educational Facility” in the GC General Commercial zone.   

 
BACKGROUND 
 
This application is a request for approval of a Conditional Use Permit for approximately 57.12 acres located at 
approximately 2200 North Berra Boulevard.  The applicant is requesting that a Conditional Use Permit be 
approved to allow for the development of the currently vacant site as the new Deseret Peak High School.   
 
ANALYSIS 
 
General Plan and Zoning.  The Land Use Map of the General Plan calls for the Medium Density Residential 
land use designation for the subject property.  The property has been assigned two zoning districts (the 
reasoning behind this zoning configuration has not been determined).  The western half of the property is 
assigned  the RR-5 Residential zoning classification, supporting approximately one dwelling unit per five acres. 
The eastern half of the property bears the GC General Commercial zoning.  The 57 acre subject property is 
surrounded by GC General Commercial zoning to the north and to the east.  Properties to the south are zoned 
GC General Commercial.  Properties to the east are zoned R1-8 Residential and RR-5 Residential.  Mapping 
pertinent to the subject request can be found in Exhibit “A” to this report. 
 
The surrounding properties are largely vacant undeveloped land with the exception of the Home Depot located 
to the north east, the Mountain West Hospital located to the south east, and the Rocky Mountain Care facility 
located directly to the south.  Properties to the west are largely undeveloped land other than a section of existing 
single-family residential homes fronting onto Berra Boulevard. 
 
As mentioned above it is not known to staff why property is divided into two zoning districts, however, this is 
not a rare occurrence and does happen regularly on other properties elsewhere in the City.  High schools are 
permitted in both zoning districts but the uses are listed differently in the table of uses for residential and 
commercial zoning districts.  In the RR-5 zone a high school use is categorized as a “public school.”  In the GC 
General Commercial zone a high school is categorized as a “public educational facility.”  Both use categories 
permit a public high school.   
 
Site Plan Layout.  The new Deseret Peak High School will occupy nearly three quarters of the 57 acre property.  
The school building itself will be located central to the site with large parking areas located to south of the 
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proposed school building, west and northwest of the school building adjacent to Berra Boulevard and north east 
of the school.  The proposed football field and athletic track are located on the east side of the property adjacent 
to the Home Depot and commercial properties.  Baseball fields and soccer fields are located at the north end of 
the property closer to 2400 North.  There are some tennis courts proposed for the site located on the south side 
of the property immediately north of the existing Rocky Mountain Care facility.   
 
There are proposed to be three accesses into the parking areas north and south of the proposed high school 
directly from Berra Boulevard.  There is also a proposed access into the larger southern parking area that will 
connect to 120 East Street and provide direct access to 2000 North.   
 
It should be noted that public schools are exempted by Utah State law from many of the typical development 
requirements that can be imposed by the City.  Any additional information or inquiries regarding this exemption 
for City development standards should be directed to the Tooele City Attorney.   
 
Subdivision Layout.  A subdivision is not necessary to facilitate the construction of the high school.    
 
Criteria For Approval.  The criteria for review and potential approval of a Conditional Use Permit request is 
found in Sections 7-5-3(3)and (4) of the Tooele City Code.  This section depicts the standard of review for such 
requests as: 
 

(3) Procedure. At the public hearing, testimony may be given by the applicant and all other persons either 
in support of or in opposition to the application.  The Planning Commission may take the application 
under advisement, but shall render its determination within 30 days of the date of the hearing. 

(4) Approval. The Planning Commission shall approve the conditional use application if reasonable 
conditions are proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of 
the proposed use. If the reasonably anticipated detrimental effects of a proposed conditional use cannot 
be substantially mitigated by the proposal or the imposition of reasonable conditions to achieve 
compliance with applicable standards, the conditional use may be denied. 

 
Findings of Fact.  As a part of the approval or denial of a Conditional Use Permit a finding of fact according to 
Sections 7-5-4 of the Tooele City Code is required.  This section depicts the standard for findings of fact: 
 
Prior to approving or denying a Conditional Use Permit application, the Planning Commission shall make, in 
the business meeting at which the public hearing is conducted or the permit is approved or denied, a finding of 
the following facts: 
 

(1) the reasonably anticipated detrimental effects of the proposed use upon adjacent and nearby persons 
and properties; 

(2) the evidence identified regarding the identified reasonably anticipated detrimental effects of the 
proposed use; 

(3) the reasonable conditions imposed, as part of the Conditional Use Permit approval, intended to mitigate 
the reasonably anticipated detrimental effects of the proposed use; 

(4) the reasons why the imposed conditions are anticipated or hoped to mitigate the reasonably anticipated 
detrimental effects of the proposed use; 

(5) the evidence, if any, identified regarding the ability of the imposed conditions to mitigate the 
reasonably anticipated detrimental effects of the proposed use. 

 
In response to the City Code requirement for findings of fact, the following are the staff identified detrimental 
effects this application, should it be approved, may impose upon adjacent and nearby persons and property : 
 

1. This application presents the likelihood of construction and development resulting from its approval.  
Construction and development presents the necessity for work to be done properly and safely for those 
doing the work as well as those employees and citizens that may patronize the business.  As such, it is 
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imperative that all construction and development activities comply with property regulations which can 
be assured through the City’s engineering plan review, permitted, and inspection processes. 

2. This application presents the likelihood of construction and development resulting from its approval.  
Construction and development presents the necessity for work to be done properly and safely, 
particularly for connection into the City’s public infrastructure, for those doing the work as well as 
those employees and citizens that may patronize the business.  As such, it is imperative that all 
construction and development activities comply with property regulations which can be assured 
through the City’s Public Works Department plan review, permitted, and inspection processes. 

3. This application presents the likelihood of construction and development resulting from its approval.  
Construction and development presents the necessity for work to be done properly and safely for those 
doing the work as well as those employees and citizens that may patronize the business.  As such, it is 
imperative that all construction and development activities comply with property regulations which can 
be assured through the City’s building plan review, permitted, and inspection processes. 

4. This application presents the likelihood of construction and development resulting from its approval.  
Construction and development presents the necessity for work to be done properly and safely for those 
doing the work as well as those employees and citizens that may patronize the business.  As such, it is 
imperative that all construction and development activities comply with property regulations which can 
be assured through the City’s Fire Department plan review, permitted, and inspection processes. 

5. This application presents the likelihood of construction and development resulting from its approval.  
Construction and development presents the necessity for work to be done properly and safely for those 
doing the work as well as those employees and citizens that may patronize the business.  As such, it is 
imperative that all construction and development activities comply with all requirements of the 
geotechnical report. 

 
REVIEWS 
 
Planning Division Review.   The Tooele City Planning Division has completed their review of the Conditional 
Use Permit submission and has issued a recommendation for approval for the request. 
 
Engineering Review.   The Tooele City Engineering Division has completed their review of the Conditional Use 
Permit submission and have issued a recommendation for approval for the request. 
 
Noticing.  The applicant has expressed their desire to obtain the Conditional Use Permit for 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. 
 
One comment has been received from a resident in one of the homes fronting onto Berra Boulevard adjacent to 
the subject property.  The individual expressed concerns about the amount of traffic that will be generated by the 
high school in terms of student traffic, faculty traffic, bus traffic and event traffic.  The individual also expressed 
concern about the construction of 2400 North and the connection of Berra Boulevard to 2400 North to provide 
an additional point of access to the high school.  The individual also inquired as to the noise that may be 
generated by the activities at the high school, in particular the school’s marching band, football games, etc.   
 
STAFF RECOMMENDATION 
 
Staff recommends approval of the request for a Conditional Use Permit by Michael Garcia, representing the 
Tooele County School District, application number P22-32, subject to the following conditions: 
 

1. That all requirements of the Tooele City Engineering Division shall be satisfied throughout the 
development of the site and the construction of all buildings on the site, including permitting. 

2. That all requirements of the Tooele City Public Works Development shall be satisfied throughout the 
development of the site and the construction of all buildings on the site, including permitting. 

3. That all requirements of the Tooele City Building Division shall be satisfied throughout the 
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development of the site and the construction of all buildings on the site, including permitting. 
4. That all requirements of the Tooele City Fire Department shall be satisfied throughout the development 

of the site and the construction of all buildings on the site. 
5. That all requirements of the geotechnical report shall be satisfied throughout the development of the site 

and the construction of all buildings on the site. 
 
This recommendation is based on the following findings: 
 

1. The proposed development plans meet the intent, goals, and objectives of the Tooele City General Plan. 
2. The proposed development plans meet the requirements and provisions of the Tooele City Code. 
3. The proposed development plans will not be deleterious to the health, safety, and general welfare of the 

general public nor the residents of adjacent properties. 
4. The proposed development conforms to the general aesthetic and physical development of the area. 
5. The public services in the area are adequate to support the subject development. 
6. The findings of fact for this proposed Conditional Use Permit request have been identified and the 

conditions proposed are intended to mitigate the reasonably anticipated detrimental impacts, as required 
by Tooele City Code Section 7-5-4. 

 
MODEL MOTIONS  
 
Sample Motion for Approval – “I move we approve the Conditional Use Permit Request by Michael Garcia, 
representing the Tooele County School District, to authorize the use of “public school” and “public educational 
facility” for approximately 57 acres, in their respective zoning districts, located at approximately 2200 North 
Berra Boulevard, application number P22-32, based on the findings and subject to the conditions listed in the 
Staff Report dated February 2, 2022:” 
 

1. List any additional findings of fact and conditions… 
 
Sample Motion for Denial – “I move we deny the Conditional Use Permit Request by Michael Garcia, 
representing the Tooele County School District, to authorize the use of “public school” and “public educational 
facility” for approximately 57 acres located at approximately 2200 North Berra Boulevard, application number 
P22-32, based on the following findings:” 
 

1. List findings of fact … 
 
 

 
 

 



 

 

EXHIBIT A 
 

MAPPING PERTINENT TO THE  
DESERET PEAK HIGH SCHOOL CONDITIONAL USE PERMIT 

 

 
 



 

 

 
  



 

 

EXHIBIT B 
 

APPLICANT SUBMITTED INFORMATION 
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Community Development Department 
 

STAFF REPORT 
February 3, 2022

 
To: Tooele City Planning Commission 

Business Date:  February 9, 2022 
 
From: Planning Division 

Community Development Department 
 
Prepared By: Andrew Aagard, City Planner / Zoning Administrator 
 
Re: Tooele Valley Pumping – Land Use Map Amendment Request 

Application No.: P21-1357 
Applicant: Jared Stewart, representing Tooele City RDA 
Project Location: 385 South 1200 West 
Zoning: RD Research and Development Zone 
Acreage: 3 Acres (Approximately 130,680 ft2) 
Request: Request for approval of a Land Use Map Amendment in the RD Research 

and Development zone to re-assign the land use designation from Regional 
Commercial (RC) to Light Industrial (LI). 

 
BACKGROUND 
 
This application is a request for approval of a Land Use Map Amendment for approximately 3 acres 
located at approximately 385 South 1200 West.  The property is currently zoned RD Research and 
Development and bears a Regional Commercial (RC) land use designation.  The applicant is requesting 
that a Land Use Map Amendment be approved to re-assign the land use designation of the property to 
Light Industrial (LI) in order to facilitate the construction of a contractor’s staging yard business for 
Tooele Valley Pumping.    
 
ANALYSIS 
 
General Plan and Zoning.  The Land Use Map of the General Plan calls for the Regional Commercial 
land use designation for the subject property.  The property has been assigned the RD Research and 
Development zoning classification.  The RD Research and Development zoning designation is identified 
by the General Plan as a preferred zoning classification for the Regional Commercial land use 
designation.  Properties to the north and west are currently zoned IS Industrial Service.  Properties to the 
south and east are currently zoned RD Research and Development.  Mapping pertinent to the subject 
request can be found in Exhibit “A” to this report. 
 
The proposed land use map amendment involves the 3 acre parcel located at 385 South 1200 West.  The 
property currently bears the Regional Commercial land use designation.  This designation recommends 
the Regional Commercial and Research and Development zoning districts.  These two zoning districts 
permit larger commercial activities that are specific to regional and larger scale commercial uses such as 
business parks and other large commercial centers.  The Research and Development zoning district 
permits some commercial uses but is more oriented to educational and research facilities, medical office 
and higher end commercial activities.  Both of these zones are not industrial zones and do not permit 
many of the industrial uses that are prevalent in the Light Industrial and Industrial Service zones.   
 
The applicant wishes to have the land use designation of the 3 acre parcel re-assigned to the Light 
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Industrial designation.  The Light Industrial designation recommends both the LI Light Industrial zoning 
district as well as the IS Industrial Service zoning district.  Both of these zoning districts are oriented 
towards lighter manufacturing that generate little in terms of impact to adjacent properties.  These zones 
do permit heavier commercial uses along with some medical and research and development activities as 
well.  The Light Industrial land use designation does not incorporate the I Industrial zoning district. 
 
The property is currently under the ownership of the Tooele City RDA.  The RDA is looking to sell the 
property to a business which wishes to utilize the property as a contractor’s storage yard.  A contractor’s 
storage yard tends to include the exterior storage of trucks, excavation equipment and other business 
related supplies and materials.  This use is not permitted in the RD Research and Development zone but is 
permitted in the LI Light Industrial zone.  The use is also permitted in the IS Industrial Service zoning 
district.  Both zones require a Conditional Use Permit to approve the storage yard use.   
 
Criteria For Approval.  The criteria for review and potential approval of a Land Use Map Amendment 
request is found in Sections 7-11-6, 8 and 9 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 Land 
Use Map Amendment submission and has issued the following comments:   
 

1. There are no residential uses in immediate vicinity of the subject property. 
 
Engineering Review.   The Tooele City Engineering Division did not issue any comments regarding the 
proposed Land Use Map Amendment.   

 
Public Works Review.   The Tooele City Public Works Division have completed their reviews of the Land 
Use Map Amendment submission and completed their review without providing comments. 

 
Building Division Review.   The Tooele City Building Division have completed their reviews of the Land 
Use Map Amendment submission and completed their review without providing comments. 
 
Noticing.  The applicant has expressed their desire to re-assign the land use designation of 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. 
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STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission carefully weigh this request for a Land Use 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 Tooele Valley Pumping Land Use Map Amendment Request by Jared Stewart, 
representing the Tooele City RDA re-assigning the land use for the 3 acre parcel to Light Industrial, 
application number P21-1357, based on the findings listed in the Staff Report dated February 3, 2022:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for a Negative Recommendation – “I move we forward a negative recommendation to the 
City Council for the Tooele Valley Pumping Land Use Map Amendment Request by Jared Stewart, 
representing the Tooele City RDA re-assigning the land use for the 3 acre parcel to Light Industrial, 
application number P21-1357, based on the following findings:” 
 

1. List findings… 
       

 
 

 
 

 



 

 

EXHIBIT A 
 

MAPPING PERTINENT TO THE TOOELE VALLEY PUMPING LAND USE MAP 
AMENDMENT 
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APPLICANT SUBMITTED INFORMATION 
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Community Development Department 
 

STAFF REPORT 
February 3, 2022

 
To: Tooele City Planning Commission 

Business Date:  February 9, 2022 
 
From: Planning Division 

Community Development Department 
 
Prepared By: Andrew Aagard, City Planner / Zoning Administrator 
 
Re: Tooele Valley Pumping – Zoning Map Amendment Request 

Application No.: P21-1358 
Applicant: Jared Stewart, representing Tooele City RDA 
Project Location: 385 South 1200 West 
Zoning: RD Research and Development Zone 
Acreage: 3 Acres (Approximately 130,680 ft2) 
Request: Request for approval of a Zoning Map Amendment in the RD Research and 

Development zone requesting re-assignment of the zoning to the IS 
Industrial Services zoning district. 

 
BACKGROUND 
 
This application is a request for approval of a Zoning Map Amendment for approximately 3 acres located 
approximately 385 South 1200 West.  The property is currently zoned RD Research and Development.  
The applicant is requesting that a Zoning Map Amendment be approved to re-assign the zoning to the IS 
Industrial Service zoning district.     
 
ANALYSIS 
 
General Plan and Zoning.  The Land Use Map of the General Plan calls for the Regional Commercial 
land use designation for the subject property (an application has been submitted to change the land use 
designation to Light Industrial and is on the same meeting agenda).  The property has been assigned the 
RD Research and Development zoning classification.  The RD Research and Development zoning 
designation is identified by the current General Plan as a preferred zoning classification for the Regional 
Commercial land use designation.  Properties to the north and west are currently zoned IS Industrial 
Service.  Properties to the south and east are currently zoned RD Research and Development.  Mapping 
pertinent to the subject request can be found in Exhibit “A” to this report. 
 
The purpose of the RD zoning district is intended to combine certain elements of the General Commercial 
and Light Industrial zoning districts while excluding other elements. The intent of the RD zone is to allow 
for a professional business park within the City where businesses may locate in an environment that 
allows a mix of certain small commercial and light industrial uses. It is not intended for large commercial 
or industrial uses or for intensive retail or manufacturing activities.  The prevalence of the RD zoning 
district in the area is a result of what was, at one time, going to be a large Utah State University Tooele 
Campus.  Those plans have not come to fruition and it is not known if Utah State University has 
abandoned those plans.  What is known is that the University has not expanded into those areas 
previously intended for the school’s growth.  
 
The applicant is requesting that the property be rezoned to the IS Industrial Service zone.  The purpose of 
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the Industrial Service (IS) District is to provide locations for more intensive service type uses for the 
benefit of the community and regional area. Despite the more intensive nature, this District still 
encourages clean uses which provide employment opportunities for city residents, strengthen the city’s 
tax base, and diversify the local economy.  The IS zone rests in between the RD and LI zoning districts.  
It is oriented on uses that are more industrial rather than commercial but doesn’t permit many of the 
heavier commercial uses that require the LI and I zoning districts.   
 
Although staff often avoids focusing on a specific use that triggers the need for a zoning map amendment, 
it should be noted that the applicant, the Tooele City RDA, is seeking to sell the property to a pumping  
company that wishes to use the property as a contractor’s storage yard for the storage of business related 
trucks and materials.  The use is prohibited in the RD district but requires a CUP in the IS Industrial 
Service zoning district.    
 
It should also be noted that when changing the zoning of a property from one specific zone to another 
specific zone that the change in the zoning also brings along every potential use that can occur in that 
zone.  Even though this application is specific to one business, every use permitted in the IS zoning 
district can occur on this property.   
 
Surrounding land uses are predominantly light industrial, heavy commercial and educational facilities.  
The nearest residential uses are located approximately 1000 feet to the east. 
 
Criteria For Approval.  The criteria for review and potential approval of a Zoning Map Amendment 
request is found in Section 7-1A-7 of the Tooele City Code.  This section depicts the standard of review 
for such requests as: 
 

 (1) No amendment to the Zoning Ordinance or Zoning Districts Map may be recommended 
by the Planning Commission or approved by the City Council unless such amendment or 
conditions thereto are consistent with the General Plan.  In considering a Zoning 
Ordinance or Zoning Districts Map amendment, 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 goals and policies of the General Plan and the General Plan 

Land Use Map. 
(c) Consistency and compatibility with the General Plan Land Use Map for 

adjoining and nearby properties. 
(d) The suitability of the properties for the uses proposed viz. a. viz. the suitability of 

the properties for the uses identified by the General Plan. 
(e) Whether a change in the uses allowed for the affected properties will unduly 

affect the uses or proposed uses for adjoining and nearby properties. 
(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. There are no residential uses within 1000 feet of the subject property. 
 
Engineering Review.   The Tooele City Engineering Division did not issue any comments regarding the 
proposed Zoning Map Amendment.   
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Public Works Review.   The Tooele City Public Works Division have completed their reviews of the 
Zoning Map Amendment submission and completed their review without providing comments. 

 
Building Division Review.   The Tooele City Building Division have completed their reviews of the 
Zoning Map Amendment submission and completed their review without providing comments. 
 
Noticing.  The applicant has 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. 
 
As of the date this report was written staff has not received any comments from those within the 200 foot 
noticing radius.   
 
STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission carefully weigh this request for a Land Use 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. 
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MODEL MOTIONS  
 
Sample Motion for a Positive Recommendation – “I move we forward a positive recommendation to the 
City Council for the Tooele Valley Pumping Zoning Map Amendment Request by Jared Stewart, 
representing the Tooele City RDA to re-assign the zoning for 3 acres located at approximately 385 South 
1200 West from RD Research and Development to IS Industrial Service, application number P21-1358, 
based on the findings listed in the Staff Report dated February 3, 2022:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for a Negative Recommendation – “I move we forward a negative recommendation to the 
City Council for the Tooele Valley Pumping Zoning Map Amendment Request by Jared Stewart, 
representing the Tooele City RDA to re-assign the zoning for 3 acres located at approximately 385 South 
1200 West from RD Research and Development to IS Industrial Service, application number P21-1358, 
based on the following findings:” 
 

1. List findings… 
 
 

 
 

 



 

 

EXHIBIT A 
 

MAPPING PERTINENT TO THE TOOELE VALLEY PUMPING ZONING MAP 
AMENDMENT 

 

 
 



 

 

 
 



 

 

EXHIBIT B 
 

APPLICANT SUBMITTED INFORMATION 
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Tooele City Planning Commission 
Business Meeting Minutes 

 
Date: Wednesday, January 12, 2022 
Time: 7:00 p.m. 
Place: Tooele City Hall Council Chambers 
90 North Main Street, Tooele Utah 
 
Commission Members Present: 
Paul Smith 
Tyson Hamilton 
Matt Robinson 
Chris Sloan 
Nathan Thomas 
Weston Jensen 
Melodi Gochis 
 
Commission Members Excused: 
Melanie Hammer 
 
City Council Members Present:  
Ed Hansen 
 
City Council Members Excused:  
Maresa Manzione 
 
City Employees Present: 
Andrew Aagard, City Planner 
Jim Bolser, Community Development Director 
Paul Hansen, Tooele Engineer 
Roger Baker, Tooele City Attorney 
 
Minutes prepared by Katherin Yei.  
 
Chairman Robinson called the meeting to order at 7:00 p.m.  
 
 
1.Pledge of Allegiance 
The Pledge of Allegiance was led by Chairman Robinson.   
 
2. Roll Call 
Tyson Hamilton, Present 
Matt Robinson, Present  
Paul Smith, Present  
Nathan Thomas, Present 
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Weston Jensen, Present 
Chris Sloan, Present 
Melodi Gochis, Present  
Melanie Hammer, Excused 
 
3. Recommendation on the Grand Storage Minor Subdivision Request by Sam Clegg to 
Subdivide 10 Acres of Property Located at 77 North 1100 West in the RR-1 Residential and 
LI Light Industrial Zoning Districts. 
 
Mr. Aagard stated the minor subdivision includes 10-acre parcel. He stated the property is North 
of Vine Street and bares two zoning districts. He stated the storage units are LI, Light Industrial 
and the remaining acre is RR-1, Residential. He stated the applicant proposes to carve off one-
acre parcel. He stated both lots meet or exceed minimum requirements and meet in compliance 
with the zoning district. The staff is recommending approval.  
 
Commissioner Sloan moved to forward a positive recommendation to City Council Grand 
Storage Minor Subdivision Request by Sam Clegg to Subdivide 10 Acres of Property 
Located at 77 North 1100 West in the RR-1 Residential and LI Light Industrial Zoning 
Districts. Commissioner Hamilton seconded the motion. The vote was as follows: 
Commissioner Hamilton, “Aye”, Commissioner Smith, “Aye”, Commissioner Jensen, “Aye”, 
Commissioner Sloan, “Aye”, Commissioner Thomas, “Aye,”, and Chairman Robinson, “Aye”. 
The motion passed. 
 
 
4. Recommendation on the TP Tooele Minor Subdivision Request by Rod Engar to 
Subdivide 18 Acres of Property Located at Approximately 250 West 1000 North in the GC 
General Commercial Zoning District. 
 
Mr. Aagard stated the minor subdivision is located North of 1000 North and West of 200 West 
near the bowling alley. He stated the property is zoned GC, General Commercial as are the 
properties to the East. The subdivision proposes to split lots into 2 lots. He stated each lot meets 
or exceeds the requirements. The staff is recommending approval with conditions listed in staff 
report.  
 
Commissioner Gochis asked if the entrance on 300 West is a right-in, right-out.   
Mr. Aagard stated UDOT provided access at that location but they decide what kind of entrance 
it will be.  
 
Commissioner Gochis asked if there is access to lot 1 by using lot 2.  
Mr. Aagard stated they encourage lot connection.   
Mr. Bolser stated there is cross access language on the Plat that allows access from 1-2 and 2-1.  
 
Commissioner Thomas moved to forward a positive recommendation to City Council on 
the TP Tooele Minor Subdivision Request by Rod Engar to Subdivide 18 Acres of Property 
Located at Approximately 250 West 1000 North in the GC General Commercial Zoning 

http://www.tooelecity.org/
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District with the conditions listed in the staff report. Commissioner Jensen seconded the 
motion. The vote was as follows: Commissioner Hamilton, “Aye”, Commissioner Smith, “Aye”, 
Commissioner Jensen, “Aye”, Commissioner Sloan, “Aye”, Commissioner Thomas, “Aye,”, and 
Chairman Robinson, “Aye”. The motion passed. 
 
5. Decision on a Site Plan Design Review Request by Larry Jacobsen for the 50th Place 
Residential Development Proposed to be Located at 350 North 50 West for 0.55 Acres in 
the MR-8 Multi-Family Residential Zoning District. 
 
Mr. Aagard stated the multi-family residential located 350 North 50 West is zoned MR-8. The 
application is proposing four attached town-homes, each unit having access to 50 West. He 
stated the main exterior material is stone. He stated the staff have reviewed the plans and they are 
recommending approval with the findings in the staff report. 
 
Commissioner Gochis asked about the storm water drains.  
Mr. Hansen stated 50 West is exempt from the storm and water gutter. He stated the applicant is 
proposing to put curb and gutter in.  
 
Commissioner Gochis asked if there is storm water through there.  
Mr. Hansen stated that 50 West was exempt from storm water requirements and roadway related 
improvements.  
 
Commissioner Gochis asked if the fence surrounds the exterior of the property.  
Mr. Aagard stated there will be fence on the exterior property.  
 
Commissioner Gochis asked about the additional parking in the back.  
Mr. Aagard stated visitor parking is on the south side.  
Mr. Hansen stated there is one per four units, they are providing 2 and comply with the City 
code. 
 
Commissioner Hamilton moved to approve Site Plan Design Review Request by Larry 
Jacobsen for the 50th Place Residential Development Proposed to be Located at 350 North 
50 West for 0.55 Acres in the MR-8 Multi-Family Residential Zoning District based on the 
findings in the staff report. Chairman Robinson seconded the motion.  
The vote was as follows: Commissioner Hamilton, “Aye”, Commissioner Smith, “Aye”, 
Commissioner Jensen, “Aye”, Commissioner Sloan, “Aye”, Commissioner Thomas, “Aye,”, and 
Chairman Robinson, “Aye”. The motion passed. 
 
 
6. Public Hearing and Recommendation on a City Code Text Amendment Request by 
Tooele City to Revise the Terms of Section 7-4-11 of the Tooele City Code Regarding 
Public Safety Aisle Requirements in Parking Lots. 
 
Mr. Bolser stated this is a text amendment to the City code regarding parking lots. He stated it 
identifies routes that have to be wider for safety, but it is a blanket rule that complies to all. He 
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stated the ordinance proposes to examine a more effective way by looking at different types of 
development that would be most common for the needs, separating between multi-family 
residential and non-residential. He stated within multi-family, building greater than two stories 
there would be a wider safety public way required. They would be required if the drive aisle is 
close to the building and if there was a covered area close to the building. For non-residentials, 
there are the same considerations of height and size of the building, but also dealing with danger 
or hazardous material. He stated Section C is a restatement of what has been stated and the 
graphic will be removed.   
 
Commissioner Hamilton stated he won’t understand the code without a picture.  
Mr. Bolser stated it is written well because of the Fire Chiefs.   
 
Commissioner Jensen asked if it effects existing structures if they decide to change this.  
Mr. Bolser stated it works in the inverse, if it is already there it would not be held to that.  
 
Commissioner Jensen asked if they would permit a building to hold something of it required a 
wider drive aisle.  
Mr. Bolser stated if it is an allowed use in the ordinance they are obligated to, as far as ordinance 
is towards new developments.  
 
Chairman Robinson opened the public hearing. No one came forward. He closed the public 
hearing. 
 
Commissioner Sloan moved to forward a positive recommendation to City Council on a 
City Code Text Amendment Request by Tooele City to Revise the Terms of Section 7-4-11 
of the Tooele City Code Regarding Public Safety Aisle Requirements in Parking Lots. 
Commissioner Smith seconded the motion. The vote was as follows: Commissioner Hamilton, 
“Aye”, Commissioner Smith, “Aye”, Commissioner Jensen, “Aye”, Commissioner Sloan, 
“Aye”, Commissioner Thomas, “Aye,”, and Chairman Robinson, “Aye”. The motion passed. 
 
 
7. Recommendation on a City Code Text Amendment Request by Zenith Tooele, LLC to 
Revise the Terms of Section 7-11a-18 of the Tooele City Code Regarding Exterior Building 
Material Requirements for Multi-Family Residential Development. (Continued from the 
December 8, 2021 Planning Commission Meeting) 
 
Mr. Bolser stated this was tabled during the December 8th Planning Commission meeting. He 
stated the applicant notified the staff they were not ready to come back and wanted to do some 
additional research before presenting.   
 
Commissioner Thomas asked if he was absent during the last discussion.  
Commissioner Robinson stated they discussed the change but the applicant was unsure of what 
they wanted. He stated what is in the packet is exactly what it was last time. 
 
Mr. Bolser stated it sounds like the applicant wants to come back.  

http://www.tooelecity.org/
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Mr. Baker stated the materials that were submitted had a number of allegations about the City 
that were explained as not correct, and rebutted under correct understanding and facts.  
 
Commissioner Sloan asked if it is time sensitive for anyone else.  
Mr. Bolser stated not that he is aware.  
 
Commissioner Smith stated his opinion is for a negative recommendation,  
 
Commissioner Thomas stated they don’t want to change how nice houses could be, but 
potentially, would like to see what builders decide. 
  
Commissioner Jensen stated he would like to hear what the applicant has to say.  
 
Commissioner Hamilton stated he would also like to see what they came up with.  
 
Commissioner Thomas asked what procedurally what’s next. 
Chairman Robinson stated once the discussion is over, they need to make a motion.  
 
Commissioner Gochis stated sometimes they want to change design standards to save money but 
not beneficial for those purchasing or renting the homes.  
 
Commissioner Sloan stated he would like to table.  
 
Commissioner Smith stated the Commission should decide date when the applicant comes back.  
 
 
Mr. Bolser stated the Commission can make it date certain where they intend to hear from the 
applicant, and the applicant would be made aware. The other option is to table to a condition-
certain where they would state the condition. He stated he recommends they state the condition 
as the applicant should resubmit the application when they are ready.  
 
Commissioner Hamilton stated if they don’t do that it just goes away. 
 
Commissioner Sloan stated he agrees with Commissioner Smith. He stated they have ample time 
to get things sorted and come back to the Commission.  
 
Commissioner Hamilton moved to table it on a conditional basis until the applicant is 
ready to present to the Commission again. Commissioner Sloan seconded the motion.  
The vote was as follows: Commissioner Hamilton, “Aye”, Commissioner Smith, “Aye”, 
Commissioner Jensen, “Aye”, Commissioner Sloan, “Aye”, Commissioner Thomas, “Aye,”, and 
Chairman Robinson, “Aye”. The motion passed. 
 
 
8. City Council Reports 
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Council Member Hansen stated they got new Chair and Vice-Chair, the Fire-Chiefs were sworn 
in, and they have an application for new alternate of Planning Commission.  
 
Commissioner Sloan stated his appreciation to Council Member Hansen and Council Member 
Manzione for staying with the Planning Commission.  
 
 
9. Review and Approval of Planning Commission Minutes for the Business Meeting Held 
on December 8, 2021 and the Special Business Meeting Held on December 14, 2021. 
 
There are no changes to the minutes.  
 
Commissioner Hamilton moved to approve the minutes. Chairman Robinson seconded the 
motion. The vote was as follows: Commissioner Hamilton, “Aye”, Commissioner Smith, “Aye”, 
Commissioner Jensen, “Aye”, Commissioner Sloan, “Aye”, Commissioner Thomas, “Aye,”, and 
Chairman Robinson, “Aye”. The motion passed. 
 
 
 
Commissioner Thomas asked if there is an update on the Skyline property by Deer Hollow, 
specifically plans for the drainage area.  
Mr. Bolser stated they are preparing plans for a plat.  
Commissioner Thomas stated when they presented, he had concerns about the drainage and if 
they would be accessible to the public.  
Mr. Bolser stated there is no benefit for them being access to public, but there is preservation in 
it.  
Commissioner Thomas asked if the HOA cleanup takes care of it 
Mr. Bolser stated individual property owners keep those clean.  
Commissioner Thomas stated he is always looking for access to trails and asked if they will have 
it fenced.  
Mr. Bolser stated it is a non-buildable area.  
 
 
10. Adjourn 
 
Chairman Robinson adjourned the meeting at 7:35 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 January, 2022 
 
_____________________________________________ 
Matt Robinson, Tooele City Planning Commission Chair 
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