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PUBLIC NOTICE

Notice is Hereby Given that the Tooele City Council & Tooele City Redevelopment Agency will
meet in a Work Session, on Wednesday, August 15, 2018 at the hour of 5:00 p.m. The Meeting
will be Held in the Tooele City Hall Large Conference Room Located at 90 North Main Street,
Tooele, Utah.

1. Open City Council Meeting
2. Roll Call
3. Discussion:

- Public Safety Building Update
Presented by Mayor Debbie Winn
- Subdivision Plat Amendment Request for LKQ for the Purpose of Combining and
Resubdividing Existing Lots 3102, 3201 and 3202 of the Utah Industrial Depot Minor
Subdivision #32 and 3301 of the Utah Industrial Depot Minor Subdivision #33 on
Approximately 98.41 Acres Located at Approximately 525 North Industrial Loop
Road
Presented by Jim Bolser
- Ordinance 2018-13 an Ordinance of the Tooele City Council Amending Tooele City
Code Provisions Relating to the Mixed Use — Broadway Zoning District
Presented by Jim Bolser
- Ordinance 2018 — 11 An Ordinance of Tooele City Amending Tooele City Code
Chapter 4 — 11 Regarding Sidewalks
Presented by Roger Baker
- Ordinance 2018 — 12 An Ordinance of Tooele City Enacting Tooele City Code
Chapter 5 — 26 Regarding Mobile Food Businesses
Presented by Roger Baker
- Resolution 2018 — 47 A Resolution of the Tooele City Council Amending the Tooele
City Fee Schedule Regarding Mobile Food Businesses
Presented by Roger Baker

4. Close Meeting
- Litigation & Property Acquisition
5. Adjourn

Michelle Y. Pitt
Tooele City Recorder/RDA Secretary

Pursuant to the Americans with Disabilities Act, Individuals Needing Special Accommodations
Should Notify Michelle Y. Pitt, Tooele City Recorder, at 843-2110 or michellep@tooelecity.org,
Prior to the Meeting.

90 North Main Street | Tooele, Utah 84074
435-843-2110 | 435-843-2119 (fax) | www.tooelecity.org
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STAFF REPORT
August 2, 2018

To: Tooele City Planning Commission
Business Date: August 8, 2018

From: Planning Division
Community Development Department

Prepared By: Jim Bolser, Director

Re: LKQ - Tooele — Subdivision Plat Amendment Request
Application No.: P18-516

Applicant: Gary McEntee, representing Ninigret Depot

Project Location: ~ Approximately 525 North Industrial Loop Road

Zoning: I Industrial Zone

Acreage: 98.4058 Acres (Approximately 4,286,560 ft?)

Request: Request for approval of a Subdivision Plat Amendment in the I Industrial

zone regarding the combination and resubdivision of lots 3102, 3201 and
3202 of the Utah Industrial Depot Minor Subdivision #32 and lot and 3301
of the Utah Industrial Depot Minor Subdivision #33.

BACKGROUND

This application is a request for approval of a Subdivision Plat Amendment for approximately 98.4058
acres located on the west side of Industrial Loop Road, at approximately 525 North. The property is
currently zoned I Industrial. The applicant is requesting that a Subdivision Plat Amendment be approved
to allow for the property currently made up three lots within the Utah Industrial Depot Minor Subdivision
#32 and one lot within the Utah Industrial Depot Minor Subdivision #33 to be combined and resubdivided
into two lots in preparation for the development of the currently vacant site that will become Lot 1.
Mapping pertinent to the properties involved can be found in Exhibit “A” to this report.

ANALYSIS

General Plan and Zoning. The properties involved have all been assigned the I Industrial zoning
classification, as has the entirety of the former Utah Industrial Depot. The subject request will not be
affected by the zoning district assigned to the properties.

Subdivision Layout. The existing three lots within the Utah Industrial Depot Minor Subdivision #32 and
one lot within the Utah Industrial Depot Minor Subdivision #33 involved in the proposed Subdivision Plat
Amendment run end to end down the west side of Industrial Loop Road from approximately K Avenue to
approximately Opal Street. The proposed Subdivision Plat Amendment would create two lots. Lot 1
would extend from the northern end of the subject properties at K Avenue to the approximate middle of
the narrowed portion of the properties at the bend in Industrial Loop Road. Lot 2 would incorporate the
remainder of the properties involved.

LKQ - Tooele = App. # P18-516
A 1

Subdivision Plat Amendment Request



Criteria For Approval. The criteria for review and potential approval of a Subdivision Plat Amendment
request would the same as those for a Subdivision Final Plat, which can be found in Sections 7-19-10 and
11 of the Tooele City Code.

REVIEWS

Planning Division Review. The Tooele City Planning Division has completed their review of the
Subdivision Plat Amendment submission and has issued a recommendation for approval for the request.

Engineering Review. The Tooele City Engineering Division has completed their review of the
Subdivision Plat Amendment submission and have issued a recommendation for approval for the request.

Noticing. The applicant has expressed their desire to amend the subdivision plats the subject properties as
described herein 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 approval of the request for a Subdivision Plat Amendment by Gary McEntee,
representing Ninigret Depot, application number P18-516.

This recommendation is based on the following findings:

1. The proposed Subdivision Plat Amendment meets the intent, goals, and objectives of the
Tooele City General Plan.

2. The proposed Subdivision Plat Amendment meets the requirements and provisions of the
Tooele City Code.

3. The proposed Subdivision Plat Amendment will not be deleterious to the health, safety,
and general welfare of the general public nor the residents of adjacent properties.

4. The proposed Subdivision Plat Amendment conforms to the general aesthetic and
physical development of the area.

5. The public services in the area are adequate to support the anticipated development

following the Subdivision Plat Amendment.

MODEL MOTIONS

Sample Motion for a Positive Recommendation — “I move we forward a positive recommendation to the
City Council for the LKQ - Tooele Subdivision Plat Amendment Request by Gary McEntee, representing
Ninigret Depot for the purpose of combination and resubdivision of lots 3102, 3201 and 3202 of the Utah
Industrial Depot Minor Subdivision #32 and lot and 3301 of the Utah Industrial Depot Minor Subdivision
#33, application number P18-516, based on the findings and subject to the conditions listed in the Staff
Report dated August 2, 2018:”

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 LKQ - Tooele Subdivision Plat Amendment Request by Gary McEntee, representing
Ninigret Depot for the purpose of combination and resubdivision of lots 3102, 3201 and 3202 of the Utah

LKQ - Tooele App. # P18-516
Subdivision Plat Amendment Request



Industrial Depot Minor Subdivision #32 and lot and 3301 of the Utah Industrial Depot Minor Subdivision
#33, application number P18-516, based on the following findings:”

1. List findings...

LKQ - Tooele App. # P18-516
Subdivision Plat Amendment Request



EXHIBIT A

MAPPING PERTINENT TO THE
LKQ - TOOELE SUBDIVISION PLAT AMENDMENT






EXHIBIT B

PROPOSED PLAT AMENDMENT



LKQ Tooele Subdivision

Amending Lot 3102 of Utah Industrial Depot Minor Subdivision No. 31,
Lots 3201 & 3202 of Utah Industrial Depot Minor Subdivision No. 32
and Lot 3301 of Utah Industrial Depot Minor Subdivision No. 33,
Being a part of the Southwest 1/4 of Section 19, T3S, R4W, the
Southeast 1’4 of Section 24, and the East Half of Section 25,
T3S, R5W SLB&M, U.S. Survey
Tooele City, Tooele County, Utah
July 2018

NARRATIVE

This Plat was requested by Jim Nelson of Nelson Commercial Properties for the purpose of amending these

Subdivisions into 2 Commercial Parcels.

A line between monuments found in the Southeast Corner of and the East Quarter Corners of Section 25 with a
bearing of N 0°08°47” W was used as the Basis of Bearings for this Survey.

Parcel Lines were Established along the record locations shown on the following record documents:

Utah Industrial Depot Minor Subdivision No.
Utah Industrial Depot Minor Subdivision No.
Utah Industrial Depot Minor Subdivision No.

31 (Entry No. 341938).
32 (Entry No. 341939).
33 (Entry No. 341940).

The Southerly portion of the fopography and site conditions of Parcel 4 were excluded as requested by the Client.

Property corners will be recovered or set with a
standard marker as defined by Utah State Cade.

24” long 3” rebar and “Great Basin Engineering” Cap, or other

SURVEYOR’S CERTIFICATE

l, Andy Hubbard, do hereby certify that | am a Professional Land Surveyor in the
State of Utah, and that | hold Certificate No. 6242920 in accordance with Title 58 Chapter
22, Professional Engineers and Land Surveyors Licensing Act. | also do hereby certify that
LKQ Tooele Subdivision, Tooele City, Tooele County, Utah has been correctly drawn fo the
designated scale and is a frue and correct representation of the following description of
lands included in said subdivision, based on data compiled from records in the Tooele
County Recorder’s Office, and of a survey made on the ground in accordance with Section

17=-23-17. Monumented Lot corners have been selt as shown on

this drawing.

, 2018.

Signed this day of

Andy Hubbard

I egend

(Note: All Iltems may not appear on drawing)

Cafch Basins =]u|
Exist. Fire Hydrant o]
Exist. Water Valve —D<t—
Sanitary Sewer —5—
Culinary Water —W—
Gas Line —6—
Irrigation Line —I/W—
Storm Drain —SD—
Telephone Line — 77—
Secondary Waterline —SW—
Power Line —p—
Fire Line — F—
Land Drain —LD—
Power pole N O
Power pole w/guy Je=r
Light Pole Xx
Fence — XX
Flowline of difch _
Overhead Power line —OHP—
Exist. Confour ——90—-

Existing Asphalt

Existing Concrete

Tooele Gymnastics ™

VICINITY MAP
Not fo Scale

OWNER’S DEDICATION

l, the undersigned owner of the hereon described fract of land, hereby sel apart
and subdivide the same info a single lof, and name said ftract LKQ Tooele Subdivision, and
hereby dedicate fo Tooele City, Tooele County, Ufah, those certain strips of land designated
as easements for Public Utility and Drainage purposes as shown hereon, as may be

Authorized by Tooele City Ufah.

Signed this day of , 20718.
X

ACKNOWLEDGMENT
State of Utah

g SS
County of Tooele

The foregoing instrument was acknowledged before me fthis day

of 2018 by

Residing Af.

A Notary Public commissioned in Ufah

Commission Number:

Commission Expires:

Print Name

Tree To Remain in Place %

Pl A }"’ng ®
ebar ap v, arne / \
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Current Zone:
! (Industrial District)
Front Yard:

AS—-SURVEYED DESCRIPTION

All of Lot 3702 of Uftah Industrial Depot Minor Subdivision No. 31, Lofs 3201 & 3202 of Utah Industrial Depot Minor

Subdivision No. 32 and Lot 3307 of Uftah Industrial Depot Minor Subdivision No. 33, being a part of the Southwest Quarter of
Section 19, Township 3 South, Range 4 West, the Southeast Quarter of Section 24, and the East Half of Section 25, Township 3

South, Range 5 West, Salt Lake Base and Meridian, U.S.

More Particularly Described as:

Beginning at a point on the Westerly Right of Way Line of Industrial Loop Road (Entry No. 219594, Tooele County Recorder’s
Office), said point being 1610.57 feet North 0°08°59” West along the Section Line fo a point on the Southerly Line of Lot 31071

Survey, Tooele City, Tooele County, Utah:

of Utah Industrial Depot Minor Subdivision No. 31, and 325.36 feet South 60°23°’15” East along said Southerly Line fo said

Westerly Right of Way Line of said Industrial Loop Road from the Northeast corner of said Section 25; and running thence along
said Westerly Right of Way Line the following two (2) courses: (1) South 29°25°417 West 3695.67 feet fo a point of curvature
and (2) Southeasterly along the arc of a 2107.50 foot Radius curve fo the left a distance of 2284.05 feet (Central Angle equals
62°05°44” and Long Chord bears South 1°37°11” East 2173.90 feet) fo the Northeasterly corner of Utah Industrial Depot Minor
Subdivision No. 4; thence South 58°52°55” West 506.97 feet along the Northerly Line of said Utah Industrial Depot Minor
Subdivision No. 4 to the Southerly line of Utah Industrial Depot Southerly Boundary line; thence Nineteen (19) courses along the
Southerly and Westerly lines of said Utah Industrial Depot Utah Industrial Depot as follows: (1) North 61°02°23” West 65.72 feel;
(2) South 86°26°34” West 727.47 feef; (3) South 67°10°25” West 226.76 feel; (4) North 29°12°46” Fast 1877.84 feet; (5) North
13°27°30” West 172.80 feet; (6) North 5°10°157 West 98.74 feet; (7) North 1°15°19” West 52.83 feet; (8) North 20°42°18” East
61.03 feet; (9) North 25°48°03” East 182.76; (10) North 16°46°11” East 48.45 feet; (11) North 1°18°12” West 85.08 feet; (12)
North 17°22°177 West 84.66 feet; (13) North 23°45°37” West 84.08 feet; (14) North 33°20°52” West 131.09 feet; (15) North
7°42°177 West 227.74 feet; (16) North 7°34°55” East 119.34 feet; (17) North 7°50°36” West 156.30 feet; (18) North 23°59°49”

East 447.85 feef; and (19) North 29°37°32” East 3052.87 feet fo the Southwesterly Corner of said Lot 3101; thence South

60°23°15” East 779.43 feel along said Southerly Lot Line to the Westerly Right of Way Line of said Industrial Loop Road and the

ROCKY MOUNTAIN POWER

/ , on behalf of Rocky Mountain Power am an authorized agent and have authority
fo sign on and in behalf of Rocky Mountain Power, signed fthis day of , 2018.

Rocky Mountain Power

DOMINION ENERGY COMPANY

Dominion Energy approves this plat solely for the purpose of confirming that the plal contains
Public Utility Easements. Dominion Energy may require other easements in order fo serve this
development. This Approval does not constitute abrogation or waiver of any other existing rights,
obligations, or liabilities provided by law or equily. This approval does not constitute acceptance,
approval, or acknowledgment of any ferms contained in the Owners Dedication, and the Nofes and
does not constitute a guaranfee of particular terms of natural gas service. For further information
please contact Dominion Energy’s Right of Way department at 1-800-366—-8532

30 feet Point of Beginning. Approved this day of , 2078.
5/7;3 ;’;Z;d: Contains 98.405 Acres
Rear Yard:
30 Feet .
Building e}:’e/'ghf: Dominion Energy Company
Minimum — 1 Story
Maximum — 70 feet or 6 Stories
DEVELOPER: By—
Nelson Commercial Properties Title—
¢/o Jim Nelson
5005 Riverway Drive, Ste 150
Jpistom, Tx 77056
(713) 622-2600
- - -
CITY COUNCIL APPROVAL COUNTY HEALTH DEPARTMENT COUNTY TREASURER COUNTY SURVEYOR LK@ Tooele Subdivision
Presented to the this day Approved this day of , Approved this day of ’ Approved this ______ day of Amending Lot 3102 of Utah Industrial Depot Minor Subdivision No. 31
. of , 2018 at which time this A.D. 2018 by the Tooele County Health Department. A.D. 2018 by the Tooele County Treasurer. A.D. 2018 by the Tooele Counfy Surveyor Lots 3201 & 3202 of Utah Industrial Depot Minor Subdivision No. 32
Croot bomin Engineering Inc subdivision was approved and accepted. Record of Survey Ref # and Lot 3301 of Utah Industrial Depot Minor Subdivision No. 33,
c/o Andy Hubbard ' 4 Being a part of the Southwest 1/4 of Section 19, T3S, R4W, the
Codton. ey aados ! Sulte 200 Arross Southeast 1/4 of Section 24, and the East Half of Section 25,
(801) 394-4515 es. T3S, R5W SLB&M, U.S. Surve
Recorder Mayor Tooele County Health Department Tooele County Treasurer Tooele County Surveyor Tooele City, Tooele County, Ul‘;h
July 2018
Sheet 1 of 6

CITY ATTORNEY’S APPROVAL
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A.D. 20718 by the Tooele City Atforney.

5 7 4 6 S OuUTH 1475 EAST DEDEN, UTAH 8 440 3 Tooele City A
MAIN (801)394-4515 S.L.C (801)521-0222 FaAX (801)392-7544 ooele Lily Artorney
WW.GREATBASINENGINETERING.COM

W:\18N914 - LKQ Tooele\Drawings\18N914-AP.dwg, 7/5/2018 3:37:24 PM, drew, 1:1

CITY ENGINEER’S APPROVAL

! hereby certify that the requirements of all
applicable statutes and ordinances prerequisite to city
engineer approval of the foregoing plat and
dedications have been complied with.

signed this day of , 2018

Tooele City Engineer

COMMUNITY DEVELOPMENT

Approved this day of

A.D. 2078.

Tooele City Community Development

PLANNING COMMISSION APPROVAL

Approved this day of ,
A.D. 20718 by the Tooele City Planning Commission.

Chair, Tooele City Planning Commission
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ENTRY NO. FEE PAID

FILED FOR RECORD AND
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RECORDS, PAGE__________ . RECORDED
FOR
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NOTES
7. Ulilities shown are from observed evidence on the site and records available at the time of
the survey.
2.  No encroachments were found other than what is shown on the drawing.

3. There is no evidence of recent earth moving work, building construction, or building additions
observed in the process of conducting the fieldwork.

4. There appeared fo be no changes in street right of way, or evidence of recent street or
sidewalk consfruction or repairs in the process of conducting the fieldwork.

5. There were no delineation markers observed in process of conducting the fieldwork indicating
a prior delineation of weflands.
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NOTE

NOTES

7. Utilities shown are from observed evidence on the site and records available at the time of
the survey.

2.  No encroachments were found other than what is shown on the drawing.

3. There is no evidence of recent earth moving work, building construction, or building additions
observed in the process of conducting the fieldwork.

4. There appeared fo be no changes in street right of way, or evidence of recent street or
sidewalk construction or repairs in the process of conducting the fieldwork.

5. There were no delineation markers observed in process of conducting the fieldwork indicating
a prior delineation of weflands.

w3
2903
S o= 2
s _z 2§
xTo -
R, gd
SR = c = -
® ~ © LE"
3L ~ _
o O S _—
> S c o> A _—
<\ =) -
O,@) -
O e
Y%(V // //
5 — ~
N e =
_‘>~"’\ Z — —
(% — -
= ~ ~ [ ]
58 - /\'\\
) = —
,(Em. g // —~
z o — \/\/ -
» —
- _— 74‘
— - ~ — =
—— —~ / [ S
—=7 -7
/
T~
////////\\\\
— // ~—— _

—— AN
\\\\ N -
s @
AR (,?
o Q
~—— [ .
4

~ '77
T
o L}
‘*\\\_‘/ ¥
\\1
N
¥ 4 '
oy
e J
S a4
N '
g2
35
\~‘\.$\\
\-\Q\~“\ . ]
\\\ T \.\\
\\\ ‘\“
\\OHZ\ \\\
~ —
\\\\PP\C OHj. L
\Wt\\
T ~~6 —_ OAnR,
= — __ -

Sheet 5 of 6

T3S, R5W SLB&M, U.S. Survey
Tooele City, Tooele County, Utah
July 2018

LK@ Tooele Subdivision

Amending Lot 3102 of Utah Industrial Depot Minor Subdlvision No. 31,
Lots 3201 & 3202 of Utah Industrial Depot Minor Subdivision No. 32
and Lot 3301 of Utah Industrial Depot Minor Subdivision No. 33,
Being a part of the Southwest 1/4 of Section 19, T3S, R4W, the
Southeast 1/4 of Section 24, and the East Half of Section 25,

TOOELE COUNTY RECORDER

ENTRY NO. FEE PAID

FILED FOR RECORD AND
RECORDED , AT
___IN BOOK__OF OFFICIAL
RECORDS, PAGE______ . RECORDED
FOR

TOOELE COUNTY RECORDER

BY:

DEPUTY

18N914 — AP


AutoCAD SHX Text
Match Line

AutoCAD SHX Text
Lot 3301

AutoCAD SHX Text
201 North Industrial Loop Road

AutoCAD SHX Text
Gravel Drive

AutoCAD SHX Text
Utah Industrial Depot Minor Subdivision No. 33

AutoCAD SHX Text
Industrial Loop Road Paved Public Street (Entry No. 219594)

AutoCAD SHX Text
FH

AutoCAD SHX Text
POST

AutoCAD SHX Text
FH

AutoCAD SHX Text
POST

AutoCAD SHX Text
PP

AutoCAD SHX Text
PP

AutoCAD SHX Text
PP

AutoCAD SHX Text
FH

AutoCAD SHX Text
Match Line

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
See Sheet 4

AutoCAD SHX Text
Scale: 1" = 60'

AutoCAD SHX Text
60

AutoCAD SHX Text
0

AutoCAD SHX Text
30

AutoCAD SHX Text
60

AutoCAD SHX Text
Graphic Scale

AutoCAD SHX Text
100

AutoCAD SHX Text
120

AutoCAD SHX Text
80

AutoCAD SHX Text
Set 5/8"x 24" Long Rebar & Cap w/ Lathe

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
G

AutoCAD SHX Text
IW

AutoCAD SHX Text
SD

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
Legend

AutoCAD SHX Text
90

AutoCAD SHX Text
F

AutoCAD SHX Text
P

AutoCAD SHX Text
SW

AutoCAD SHX Text
T

AutoCAD SHX Text
LD

AutoCAD SHX Text
(Note: All Items may not appear on drawing)

AutoCAD SHX Text
OHP

AutoCAD SHX Text
Catch Basins

AutoCAD SHX Text
Exist. Fire Hydrant

AutoCAD SHX Text
Exist. Water Valve

AutoCAD SHX Text
Sanitary Sewer

AutoCAD SHX Text
Culinary Water

AutoCAD SHX Text
Gas Line

AutoCAD SHX Text
Irrigation Line

AutoCAD SHX Text
Storm Drain

AutoCAD SHX Text
Telephone Line

AutoCAD SHX Text
Secondary Waterline

AutoCAD SHX Text
Power Line

AutoCAD SHX Text
Fire Line

AutoCAD SHX Text
Land Drain

AutoCAD SHX Text
Power pole

AutoCAD SHX Text
Power pole w/guy

AutoCAD SHX Text
Light Pole

AutoCAD SHX Text
Fence

AutoCAD SHX Text
Flowline of ditch

AutoCAD SHX Text
Overhead Power line

AutoCAD SHX Text
Exist. Contour

AutoCAD SHX Text
Existing Asphalt

AutoCAD SHX Text
Existing Concrete

AutoCAD SHX Text
Tree To Remain in Place

AutoCAD SHX Text
NOTES 1. Utilities shown are from observed evidence on the site and records available at the time of Utilities shown are from observed evidence on the site and records available at the time of the survey. 2. No encroachments were found other than what is shown on the drawing. No encroachments were found other than what is shown on the drawing. 3. There is no evidence of recent earth moving work, building construction, or building additions There is no evidence of recent earth moving work, building construction, or building additions observed in the process of conducting the fieldwork. 4. There appeared to be no changes in street right of way, or evidence of recent street or There appeared to be no changes in street right of way, or evidence of recent street or sidewalk construction or repairs in the process of conducting the fieldwork. 5. There were no delineation markers observed in process of conducting the fieldwork indicating There were no delineation markers observed in process of conducting the fieldwork indicating a prior delineation of wetlands. 

AutoCAD SHX Text
NOTE See Sheet 2 for Lot Line Dimensions and Survey Monument Information

AutoCAD SHX Text
18N914 - AP

AutoCAD SHX Text
TOOELE COUNTY RECORDER

AutoCAD SHX Text
                 , AT

AutoCAD SHX Text
RECORDED

AutoCAD SHX Text
ENTRY NO.

AutoCAD SHX Text
FOR                                 

AutoCAD SHX Text
BY:                                 

AutoCAD SHX Text
            DEPUTY

AutoCAD SHX Text
TOOELE COUNTY RECORDER

AutoCAD SHX Text
RECORDS, PAGE           . RECORDED

AutoCAD SHX Text
          IN BOOK        OF OFFICIAL

AutoCAD SHX Text
        FILED FOR RECORD AND

AutoCAD SHX Text
              FEE PAID

AutoCAD SHX Text
LKQ Tooele Subdivision

AutoCAD SHX Text
Amending Lot 3102 of Utah Industrial Depot Minor Subdivision No. 31, Lots 3201 & 3202 of Utah Industrial Depot Minor Subdivision No. 32 and Lot 3301 of Utah Industrial Depot Minor Subdivision No. 33,  Being a part of the Southwest 1/4 of Section 19, T3S, R4W, the Southeast 1/4 of Section 24, and the East Half of Section 25,  T3S, R5W SLB&M, U.S. Survey Tooele City, Tooele County, Utah July 2018

AutoCAD SHX Text
LKQ Tooele Subdivision

AutoCAD SHX Text
Amending Lot 3102 of Utah Industrial Depot Minor Subdivision No. 31, Lots 3201 & 3202 of Utah Industrial Depot Minor Subdivision No. 32 and Lot 3301 of Utah Industrial Depot Minor Subdivision No. 33,  Being a part of the Southwest 1/4 of Section 19, T3S, R4W, the Southeast 1/4 of Section 24, and the East Half of Section 25,  T3S, R5W SLB&M, U.S. Survey Tooele City, Tooele County, Utah July 2018

AutoCAD SHX Text
Sheet 5 of 6

AutoCAD SHX Text
See Sheet 6

AutoCAD SHX Text
PRELIMINARY PLAN Not for Recording

AutoCAD SHX Text
PRELIMINARY PLAN Not for Recording


LKQ@Q Tooele Subdivision

Amending Lot 3102 of Utah Indusitrial Depot Minor Subdivision No. 31,
Lots 3201 & 3202 of Utah Industrial Depot Minor Subdivision No. 32
S — and Lot 3301 of Utah Industrial Depot Minor Subdivision No. 33,
Being a part of the Southwest 1/4 of Section 19, T3S, R4W, the
SO\ T Southeast 1/4 of Section 24, and the East Half of Section 25,
RN T T3S, R5W SLB&M, US. Survey

AN AN )
O L T— Tooele City, Tooele County, Utah
& T
AN 3
N Iy — July 2018
{gF —
VoA N .
\ NES) >
\ \ Q \ %] =
\ \ A\ — ; g
S
I egcend Vo . T &,
. o ¥ T L
(Note: All ltems may not appear on drawing) \ \ 3’ \\ S _—
Cafch Basins =0 \ ,))‘ Y T —
Exist. Fire Hydrant o \ =~ \\\ ——
Exist. Water Valve — \ \ Yy T —
Sanitary Sewer —5— \ \ 2 ¥ TT— \X\
! _ N — x
Culinary Water w— \ T —
Gas Line —c— \ § S : TT—
Irrigation Line —IW— \ \ Q¥ \ TT—0
Storm Drain —SD— \ ) N T
Telephone Line —r— S N T—
Secondary Waterline —SwW— \ \ AN T
Power Line —p— \ \ N —
Fire Line — F— ~— T
Land Drain —LD— \ \ T~
Power pole Q> \ T —
Power pole w/quy Je=rd \ Y T~
Light Pole X \ ™~ <
Fence —X— \ ~
Flowline of difch R \
Overhead Power line —OHP— Y
Exist. Contour ——90—— \\ ! \
Existing Asphalt \ \ T —
\ ~ —
Voo T
Existing Concrete - ( P —~ P I
O\ fopographic and Site -
\ Conclitimne s, T~
o Vo Conditions Exclided in ~— T~
Jree To Remain in Place \ \ i" Loa /\ ~
- Q .>P E y >Y ~l ~ — —~
Vo Lhis Area, psr Clents T~
Set 5/8"x 247 Long ® A redquest, N
Rebar & Cap w/ Lathe SN \ \ S
/\‘\ ENG//: \ \ o — —
EoD Vo h
¢ 3 A 4194
Rbo o o- . _
= \ \qrume! Ph.IUJg‘D'E D
\ In& 0.0 \
v/ 1
\
\ \
\ \ AN

. Utah Industrial Depot A
\\\ \ Minor Subdivision Ne. 33 2

NOTES

7. Ulilities shown are from observed evidence on the site and records available at the time of
the survey.

2. No encroachments were found other than what is shown on the drawing.

3. There is no evidence of recent earth moving work, building construction, or building additions
observed in the process of conducting the fieldwork.

4. There appeared fo be no changes in street right of way, or evidence of recent street or
sidewalk consfruction or repairs in the process of conducting the fieldwork.

5. There were no delineation markers observed in process of conducting the fieldwork indicating
a prior delineation of weflands.
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TOOQ[;? CZty - Community Development Department

Est. 1853

STAFF REPORT
August 2, 2018

To: Tooele City Planning Commission
Business Date: August 8, 2018

From: Planning Division
Community Development Department

Prepared By: Jim Bolser, Director

Re: Mixed Use - Broadway Zoning Text Amendment — City Code Text Amendment Request
Application No.: P18-298

Applicant: Kevin Peterson, representing AmericaWest Investments, LLC

Project Location: ~ Broadway Avenue North of Vine Street within the MU - B Zoning District
Zoning: MU - B Mixed Use Broadway Zone

Request: Request for approval of a City Code Text Amendment in the MU - B Mixed

Use Broadway zoning district regarding revision to certain provisions
related to development and redevelopment of properties.

BACKGROUND

This application is a request for approval of a City Code Text Amendment to the City Code to address
provisions applicable to the MU - B Mixed Use Broadway zoning district which is generally located
along both sides of Broadway Avenue between Vine Street and Utah Avenue, along the east side of
Broadway Avenue from Utah Avenue to Elton Park, and along the north side of Vine Street from
Broadway Avenue to Pinehurst Avenue. A map of the area of the community assigned to the MU - B
zoning district can be found in Exhibit “A” to this report. The applicant owns or controls several
properties within the zoning district including the former Broadway Hotel building and has expressed a
desire to redevelop the properties owned in the area, including the former hotel building. The applicant
has worked with the City Council and staff for a number of years on various aspects and multiple
iterations of the proposed project. In doing so, the applicant is requesting that a City Code Text
Amendment be approved to allow for this redevelopment utilizing development terms more conducive
this type of work. In response to the application, staff performed an analysis of the submitted text
amendment request for an initial discussion with the City Council. That analysis is attached as Exhibit
“B” to this report. From that discussion, the Council requested that the application move forward into the
formal approval process for further review. For this purpose, an ordinance document was drafted to serve
as the mechanism for adopting the proposed text amendment, should it be approved. That draft ordinance
is attached as Exhibit “C” to this report.

ANALYSIS

Analysis of the Request. The criteria for review and potential approval of a City Code Text 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:

Mixed Use - Broadway Zoning Text Amendment App. # P18-298
City Code Text Amendment Request N 1T\



Criteria For Approval. The criteria for review and potential approval of a City Code Text 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

REVIEWS

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.

(©) 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.

® The overall community benefit of the proposed amendment.

Planning Division Review. The Tooele City Planning Division has completed their review of the City

Code Text Amendment submission and has issued a recommendation for approval of the request.

Noticing. The applicant(s) have expressed their desire to amend the terms of City Code as discussed
herein 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 approval of the request for a City Code Text Amendment by Kevin Peterson,
representing AmericaWest Investments, LLC, application number P18-298.

This recommendation is based on the following findings:

L.

2.

The proposed City Code text amendment the intent, goals, and objectives of the Tooele
City General Plan.

The proposed City Code text amendment would facilitate redevelopment of properties
within the MU - B Mixed Use - Broadway zoning district resulting in a positive effect on
the character of this area of the community.

The proposed City Code text amendment would not adversely effect the consistency and
compatibility with the General Plan Land Use Map for adjoining and nearby properties
The proposed City Code text amendment would not create development activity
deleterious to the health, safety, and general welfare of the general public nor the
residents of adjacent properties.

The proposed City Code text amendment would not adversely effect the suitability of
properties within the area for the development potential.

Mixed Use - Broadway Zoning Text Amendment App. # P18-298
City Code Text Amendment Request AR N



6. The proposed City Code text amendment would, by making redevelopment more
conducive, provide an overall benefit to the area and the community as a whole.

MODEL MOTIONS

Sample Motion for a Positive Recommendation — “I move we forward a positive recommendation to the
City Council for the Mixed Use - Broadway Zoning Text Amendment City Code Text Amendment
Request by Kevin Peterson, representing AmericaWest Investments, LL.C for the purpose of revising
certain provisions related to development and redevelopment of properties, application number P18-298,
based on the findings listed in the Staff Report dated August 2, 2018:”

1. List any additional findings...

Sample Motion for a Negative Recommendation — “I move we forward a negative recommendation to the
City Council for the Mixed Use - Broadway Zoning Text Amendment City Code Text Amendment
Request by Kevin Peterson, representing AmericaWest Investments, LL.C for the purpose of revising
certain provisions related to development and redevelopment of properties, application number P18-298,
based on the following findings:”

1. List findings...

Mixed Use - Broadway Zoning Text Amendment App. # P18-298
City Code Text Amendment Request N3N\



EXHIBIT A

MAPPING PERTINENT TO THE
MIXED USE - BROADWAY ZONING DISTRICT
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EXHIBIT B

STAFF ANALYSIS OF THE REQUEST



/\ )\ Community Development Department
TOO e [é CZ ty Office of the Director

MEMORANDUM

Est. 1853

To: Tooele City Council Members

Cc: Debbie Winn, Mayor

From: Jim Bolser, A.l.C.P., Director %

Date: July 12,2018

Re: Broadway Heritage Project

Subject:

The City Council has been in discussions regarding the potential for development and redevelopment along
the Broadway Corridor between Utah Avenue and Vine Street, more specifically centered around the former
Broadway Hotel, for a number of years. The properties in this area have been assigned to the R1-7 Residential
zoning classification with the bulk of the properties having the added assignment of the MU-B Mixed Use —
Broadway zoning overlay district assigned to them. Since the last discussion with the Council, staff has met
with the property owner of the former Broadway Hotel, who also owns several surrounding parcels, about the
potential for a redevelopment project for their properties. The property owner has submitted a proposal
package of amendments to the text of the Tooele City Code (TCC) that they suggest to make development and
redevelopment efforts in this area more feasible. Their proposal, a copy of which is attached, identifies eight
aspects of the City Code for revision. Those aspects according to their proposal are: 1) maximum lot size
increased over 25,000 square feet; 2) no minimum setbacks for front and corner lot side yards; 3) maximum
density increased above 16 units per acre; 4) existing building heights permitted above the maximum height
limit of two stories; 5) minimum unit sizes reduced to 400 square feet for studio and one-bedroom units and
600 square feet for two bedroom units; 6) parking spaces reduced to one per unit for one bedroom units, and
one and one half per unit for two bedroom units; 7) minimum parking layout standards for individual stalls to
be 8’6" x 18’0” with 24’0” drive aisle width; and 8) dumpster and waste collection locations at any suitable
location to minimize the impact of noise, dust and odors. Also attached are conceptual project drawings
provided by the applicant for the overall project. This memo is intended to provide the Council with the
analysis and commentary regarding the various point of this proposal as well as demonstrate what these
proposed City Code revisions would entail if amenable to the Council. As an important precursor to this
analysis and commentary comes from the notations in Chapter 16 of Title 7 which states that with the
exception of single-family dwellings, all dwellings in the mixed use zoning districts must comply with the
regulations and requirements of the HDR High Density Residential zoning district for their development
standards. For this reason, much of the following analysis reflects proposed amendments to the land uses and
zoning districts other than those the mixed use zoning districts. As such, the following examines each of these
proposed aspects individually.

Maximum Lot Size

The applicant proposes to amend the provisions of the City Code that currently limits the maximum lot area by
increasing the limit from its current 25,000 square feet. Currently Table 2 of Section 7-16-4 TCC contains a
provision that calls for maximum lot sizes within the various mixed use and non-residential zoning districts.
There are only two zoning districts which have an established limit for maximum lot sizes. The mixed use
zones, both MU-G and MU-B, and the NC Neighborhood Commercial zoning districts list a maximum lot area
of 25,000 square feet. This provision appears reasonable for the Neighborhood Commercial zoning district as
the intent would be, as insinuated by its name, to integrate localized, smaller scale commercial uses within
close proximity to residential areas that feed into those uses. Contrary to that, projects within mixed use areas
typically integrate this philosophy much more closely and compactly, often within the same property or
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structure. For this reason, it is relatively common for projects in mixed use areas to be on larger properties
than smaller localized businesses or independent residential uses and allowing or encouraging larger property
sizes can serve to encourage more true mixed use development. Therefore a revision to the maximum lot size
allowed in the mixed use zoning district to accomplish the intent and goals of the applicant’s proposal would
appear as follows:

7-16-4. Table 2, Table of Development Standards. Mixed Use, Commercial, Industrial and Special Purpose Districts.
TABLE 2
TABLE OF DEVELOPMENT STANDARDS
MIXED USE, COMMERCIAL, INDUSTRIAL AND SPECIAL PURPOSE DISTRICTS

DISTRICT
Mixed . . .
Development Use Neighborhood| General Regional Light Industrial Research & Downtown Gateway
Requirement (MU-G) Commercial | Commercial | Commercial | Industrial 0 Development Overlay Overlays
: NC u RD DO GO
(MU-B) (NC) (GC) (RC) (L (RD) (DO) (Go)
25,000
Maximum Lot ) 25,000 No No No No No maximum No No
Area feet No square feet maximum maximum maximum | maximum maximum maximum
maximum

Minimum Front & Corner Lot Side Yard Setbacks

The applicant proposes to amend the provisions of the City Code that establish minimum front and corner lot
street side setback requirements by reducing them to have no minimum standard. Currently Table 2 of
Section 7-16-4 TCC contains provisions that calls out development standards, including setbacks, that apply to
properties assigned to the mixed use overlay zoning districts. In the case of the subject development proposal
there are existing structures built with little or no front or corner lot street side setbacks. Table 2 currently
identifies the minimum front setback and minimum front landscape area requirement to be a minimum of 20
feet with a built in allowance for that requirement to be reduced to 0 feet by approval of the Planning
Commission through the design review process already established. For this reason it does not appear
necessary to make an amendment to the City Code as the purpose of the requested Code amendment
revision is already established. That being said, Table 2 contains a number of notations regarding this chart, a
couple of which address this aspect of the proposal and may benefit from having some clarifying language
being added to them. The impact to this proposed revision could be significant for development and
redevelopment from a design perspective. The International Building Code (IBC) has specific limitations on
openings (doors, windows, etc.) based on the separation (setback) of the wall containing those openings from
property lines. Such openings for a building with a zero setback are strictly limited in allowance and/or
requires often extensive design and structural accommodations. This isn’t as big of a concern for existing
buildings which were built without a setback but could place possibly restrictive design requirements on new
buildings utilizing this same provision. Therefore a revision to the front and corner lot side setback
requirements in the mixed use zoning district to accomplish the intent and goals of the applicant’s proposal
would appear as follows:




7-16-4. Table 2, Table of Development Standards. Mixed Use, Commercial, Industrial and Special Purpose Districts.
TABLE 2
TABLE OF DEVELOPMENT STANDARDS
MIXED USE, COMMERCIAL, INDUSTRIAL AND SPECIAL PURPOSE DISTRICTS

DISTRICT
Mixed . . .
Development Neighborhood|  General Regional Light ) Research & | Downtown | Gateway
Requirement Use Commercial | C ial | Commercial | Industrial Industrial Development Overla Overlays
MU-G) ommercia ) p y %
mos | MO (0) (RQ) (u) (RD) (0o) ()
Minimum Front |20 Feet. May| 20 Feet. May | 30 Feet. May 40 Feet 30 Feet 30 Feet 20 Feet 10 Feet. May| 30 Feet. May
Yard Setback  pe reducedtg be reduced be reduced be reduced to| be reduced to
0 feet to O feet to 20 feet 0 feet 20 feet
following following following following following
approval by | approval by | approval by approval by [approval by the
the Planning| the Planning | the Planning the Planning Planning
Commission | Commission | Commission Commission [Commission for|
for for for for compliance
compliance | compliance | compliance compliance |with Chapter 7-
with Chapter| with Chapter | with Chapter with Chapter| 11 Tooele City
7-11Tooele | 7-11Tooele | 7-11Tooele 7-11Tooele Code
City Code City Code City Code City Code
Minimum 20 Feet. May| 20 Feet. May 15 Feet 40 Feet 15 Feet 15 Feet. No 15 Feet 10 Feet. May 20 Feet
Required Front e reduced tq be reduced to landscaping be reduced to
Yard Landscape 0 feet 0 feet required 0 feet
Area following following for auto following
approval by | approval by impound approval by
the Planning| the Planning yard, the Planning
Commission| Commission military Commission
for for surplus for compliancs
compliance | compliance yards, or with Chapter
with Chapter| with Chapter vehicle 7-11Tooele
7-11 Tooele | 7-11 Tooele storage City Code
City Code City Code yards.
Minimum Side Note B Note B Note B 30 Feet Note B 30 Feet Note B when Note A Note B
Yard Setback when when when when adjoining a when
adjoininga | adjoining a adjoining a adjoining a Residential adjoining a
Residential | Residential Residential Residential Zone. Residential
Zone. Zone. Zone. Zone. Otherwise Zone.
Otherwise | Otherwise Otherwise Otherwise See Note A Otherwise
See Note A| See Note A See Note A See Note A See Note A
NOTE:

A. Asallowed by the International Building Code and any required or existing easements. Side yard setbacks measured
from a street right-of-way for corner lots in the MU-B overlay zoning district may be reduced to O feet upon approval of

the Planning Commission as a part of design review in compliance with Title 7 Chapter 11 of the Tooele City Code.

B. The minimum setback requirements of the Residential Zoning District shall apply for all adjoining lots, buildings, parking
areas, mechanical equipment, solid waste containers, and all other structures. Side yard setbacks measured from a street
right-of-way for corner lots in the MU-B overlay zoning district may be reduced to O feet upon approval of the Planning

Commission as a part of design review in compliance with Title 7 Chapter 11 of the Tooele City Code.

Maximum Density Increase

The applicant proposes to amend the provisions of the City Code that establish the maximum density



allowance within the HDR High Density Residential zoning district. Again, the development standards for the
MU-B Mixed Use — Broadway overlay zoning district tie back to those established for the HDR zoning district
for residential uses. Currently Table 2 from Chapter 7-14 TCC establishes the maximum allowable residential
density for the various residential zoning districts. That table identifies the maximum allowable residential
density to be 16 dwelling units per acre (du/ac) in the HDR zoning district. As depicted on the applicant’s
project drawings, the project is split into two areas; one on the west side of Broadway Avenue and the other
on the east side of Broadway Avenue. Through conversation with the applicant, the overall net density for the
project shown on the attached drawings is approximately 42 du/ac; a net approximately 56 du/ac for the
portion on the west side of Broadway Avenue and a net approximately 23 du/ac on the east side of Broadway
Avenue. The discrepancy in the two densities comes from the inclusion of the former Broadway Hotel
building. The desired densities within that building alone serve to skew the net density number of the portion
of the project on the west side of Broadway Avenue. Without that building included in the calculation, the
portion of the project on the west side of Broadway Avenue would be a net approximately 20-25 du/ac. As
the Council is aware, there is a proposed amendment to this same aspect of the City Code already in the
review and drafting stage that would examine a revision to the densities and various associated development
provisions for the multi-family zoning districts that would increase the allowed densities. That revision would
accommodate the desired densities and applicant proposed revisions in this aspect for the entirety of the
project exclusive of the former hotel building. This aspect of the applicant’s proposal is closely tied to the
aspect of minimum dwelling unit size discussed in that section elsewhere in this memo. In the case of
allowable density, tying the allowable density to the minimum dwelling unit size requirement creates a self-
limiting density based on the building being redeveloped for this housing type as an encouragement to
redevelop and reutilize existing historical buildings while still allowing for a more standardized density
elsewhere in the same project and district. Therefore a revision to the maximum allowable density in the HDR
High Density Residential zoning district to be applied in this case to a proposed development in the MU-B
Mixed Use — Broadway zoning district to accomplish the intent and goals of the applicant’s proposal would
appear as follows:

CHAPTER 14. RESIDENTIAL ZONING DISTRICTS

TABLE 2
TABLE OF ALLOWED RESIDENTIAL DENSITY

RESIDENTIAL ZONING DISTRICTS
High Density Medium Density Low Density
HDR MDR R1-7 R1-8 R1-10 R1-12 R1-14
Multiple-family
Dwelling C/max. 16 C/ max. 8 units
(Minimum 5 units per acre? per acre
acres required?)

2_multi-family residential projects in a Mixed Use overlay zoning district proposed as a redevelopment of a registered historical building shall have no maximum
density requirement as a permitted use subject to Note 1 of Table 4 of this Chapter.




CHAPTER 14. RESIDENTIAL ZONING DISTRICTS

TABLE 4
MINIMUM RESIDENTIAL DWELLING UNIT SIZE (Finished Square Feet)

ONE STORY (includes Split Level and Split Entry) TWO STORY (Total Both)
RESIDENTIAL With Single With Single
ZONING & With Single With Double g With Single With Double
DISTRICTS Covered Garage + Garage Covered Garage Garage
Parking & & Parking & &
HDR 900% 850¢ 800% 12502 11654 11002

1 The minimum dwelling unit size for a multi-family residential project proposed as a redevelopment of a registered historical building within a Mixed Use overlay zoning district shall
be 400 square feet when approved by the Planning Commission through design review in compliance with Title 7 Chapter 11 of the Tooele City Code.

Existing Building Heights

The applicant proposes to amend the provisions of the City Code that establish the maximum building height
allowable in the MU-B Mixed Use — Broadway zoning district. Currently, Table 2 of Section 7-16-4 TCC
identifies the maximum building height allowable within the various non-residential zoning districts. That
table lists the maximum building height in the mixed use zoning districts to be 35 feet or two stories. The
particular concern with this provision in the scope of the applicant’s proposal is that the existing former
Broadway Hotel building already exceeds this allowance. The new construction portion of the applicant’s
proposed project is not anticipated to exceed this allowance. As such the nature of the issue for this aspect is
its application towards existing structures. Therefore a revision to the maximum allowable building height in
the MU-B Mixed Use — Broadway overlay zoning district to accomplish the intent and goals of the applicant’s
proposal would appear as follows:

7-16-4. Table 2, Table of Development Standards. Mixed Use, Commercial, Industrial and Special Purpose Districts.
TABLE 2
TABLE OF DEVELOPMENT STANDARDS
MIXED USE, COMMERCIAL, INDUSTRIAL AND SPECIAL PURPOSE DISTRICTS

DISTRICT
Mixed . : .
Development Use Neighborhood| General Regional Light Industrial Research & Downtown Gateway
Requirement (MU-G) Commercial | Commercial | Commercial | Industrial 0 Development Overlay Overlays
- NC Ll RD DO GO
(MU-B) (NC) (GC) (RC) (Ln (RD) (DO) (o)
As required
by the
Planning
35 Feet or 50 Feet or Commission
Maximum/ Two Stories | 35 Feetor 50Feetor4 | 70Feetor6 4 70 Feet or 50 Feet or 4 45 Feetor 3 for
Minimum fornew | Two stories/1 stories/1 stories/1 . 6 stories/1 . stories/1 compliance
- . ) stories/1 stories/1story .
Building Height |construction story story story story story with
.. story
/1 story Chapter 7-
11
Tooele City
Code

Minimum Unit Sizes

The applicant proposes to amend the provisions of the City Code that establish the minimum dwelling unit

area allowable in the HDR High Density Residential zoning district as it applies to MU-B Mixed Use — Broadway




overlay zoning district. Currently, Table 4 of Chapter 7-14 TCC establishes minimum dwelling unit sizes for the
various residential zoning districts based on the design and type of the dwelling unit. That table identifies the
smallest possible allowable dwelling unit in the HDR zoning district to be 850 square feet. The applicant has
proposed reducing these minimums to 400 square feet for studio or one bedroom units and 600 square feet
for two bedroom units. This proposed revision would more than double the allowable number of dwelling
units in any one applicable application but potentially opens up a new dwelling unit type to the Tooele market
depending on the individual proposed development. Discussions with the applicant have identified this aspect
to be directly related to the former Broadway Hotel building and not necessarily the remainder of the overall
development project proposal. This aspect of the applicant’s proposal is also tied to the density allowance
aspect discussed elsewhere in this memo. This would make this aspect more pertinent to the portion of the
project proposed for the former hotel building. Therefore a revision to the minimum allowable dwelling unit
size in the HDR High Density Residential zoning district as it applies to the MU-B Mixed Use — Broadway
overlay zoning district to accomplish the intent and goals of the applicant’s proposal would appear as follows:

CHAPTER 14. RESIDENTIAL ZONING DISTRICTS

TABLE 4
MINIMUM RESIDENTIAL DWELLING UNIT SIZE (Finished Square Feet)

ONE STORY (includes Split Level and Split Entry) TWO STORY (Total Both)
RESIDENTIAL With Single With Single
ZONING & With Single | With Double & With Single | With Double
DISTRICTS Covered Garage + Garage Covered Garage Garage
Parking 8 g Parking 8 g
HDR 9002 850¢ 800¢ 12502 11652 11002

1 The minimum dwelling unit size for a multi-family residential project proposed as a redevelopment of a registered historical building within a Mixed Use overlay zoning district shall

be 400 square feet when approved by the Planning Commission through design review in compliance with Title 7 Chapter 11 of the Tooele City Code.

Parking Requirements

The applicant proposes to amend the provisions of the City Code that establish the minimum parking
requirements for residential uses in the MU-B Mixed Use — Broadway overlay zoning district. Currently,
Chapter 7-4 TCC sets the minimum standard for parking related issued of development. Section 7-4-3 TCC
identifies, in part, the minimum required calculations based on use. Specific to dwellings, that section requires
a minimum of two off-street parking spaces for each dwelling unit in a project. The requirements of this
chapter are exclusive of zoning district. Furthermore, Table 2 of Section 7-16-4 TCC identifies the development
standards for projects in the various non-residential zoning districts, including parking. On the topic of off-
street parking requirements, that table refers to a notation for the standard. That notation appears to already
provide a mechanism to accomplish the goals and intent of the applicant’s proposal, possibly providing even
greater flexibility that discussed for this proposal. This aspect of the applicant’s proposal appears to be one
already provided for in the City Code but a more defined path between the residential uses of the proposed
project and the non-residential development standards of Chapter 7-16 TCC could potentially provide clearer
connection in design for the potential project. Therefore a revision to the minimum parking requirements for
dwelling units as it applies to the MU-B Mixed Use — Broadway overlay zoning district to accomplish the intent
and goals of the applicant’s proposal would appear as follows:

7-4-3. Number of parking spaces.
The number of off-street parking spaces required shall be as follows:
(5) Dwellings. Two (2) parking spaces for each dwelling unit, unless otherwise specified in Chapter 16 of this Title.




7-16-4. Table 2, Table of Development Standards. Mixed Use, Commercial, Industrial and Special Purpose Districts.

TABLE OF DEVELOPMENT STANDARDS
MIXED USE, COMMERCIAL, INDUSTRIAL AND SPECIAL PURPOSE DISTRICTS

DISTRICT
Mixed . . .
Development Use Neighborhood| General Regional Light Industrial Research & Downtown Gateway
Requirement (MU-G) Commercial | Commercial | Commercial | Industrial 0 Development Overlay Overlays
: NC u RD DO GO
(MU-B) (NC) (GC) (RC) (LN (RD) (DO) (o)
ff- A
opaf;ir:get See Note E As Required | AsRequired | AsRequired Requsire d As Required |As Required by See Note E As Required
Requirements by Table 3 by Table 3 by Table 3 by Table 3 by Table 3 Table 3 by Table 3
NOTES:

E.  No minimum off-street parking requirements are established. It is the policy of the City to maintain existing uses which
do not meet the Off-Street Parking requirements of the City and to encourage additional uses and activities within the
District. The number of required off-street parking shall be as determined and approved by the Planning Commission,
following a recommendation from the City Staff, and recognizing the nature and location of the proposed use or activity.
Joint use of parking areas will be encouraged.

Minimum Parking Layout Standards

The applicant proposes to amend the provisions of the City Code that establish the minimum parking space
size and drive aisle widths for parking areas of development projects. Currently, the City has adopted parking
lot layout standards. These standards address the various types of parking lot layouts, i.e. 90° parking stalls,
45° angle parking, and 60° angle parking alignments. Those standards call for parking stalls which have a front
overhang, such as a parking stalls which have a sidewalk fronting them, being a minimum length of 18 feet and
parking stalls which head into another parking stall or do not have a front overhang being a minimum 20 feet
minimum length. In all cases, the standards call for the width of parking stalls to be a minimum of 9 feet. The
standards also call for drive aisle widths in parking area to be a minimum of 24 feet for two-way traffic, a
minimum of 16 feet for one-way traffic in 45° angle parking areas, and 18 feet for one-way traffic in 60° angle
parking areas. These drive aisle width call outs all specify that these standards may be required to be wider if
required by the fire department for fire access, an authority granted to them by the International Fire Code.
This aspect of the applicant’s proposal calls for these standards to be amended to allow all parking stalls to be
a minimum of 18 feet in length, 8’6" in width and drive aisle widths to be 24 feet. These standards are not tied
to any one project or zoning district in the City so if they are amended it would apply to all projects City-wide
equally. With regard to the drive aisle width standard, it appears that the applicant’s proposal is already in
play for two-way traffic and regardless of whether or not this standard is amended it would not preempt the
fire department’s authority to require wider drive aisles for fire access. With regard to the applicant’s proposal
for parking stall length requirements, in many cases the proposed 18-foot length is already in play but would
revise the standard for those situations where the parking stalls do not have a front overhang. The proposal
regarding the width of parking stalls it is relatively common to see parking stall width requirements ranging
from 8 feet to more than 9 feet depending on factors such as the setting or environment in which it’s being
applied or community sentiment towards parking. Typically, but certainly not universally, the more urbanized
and dense the area the smaller the parking space standards. A typical consideration to illustrate this
relationship would be that in more urbanized dense downtown-type areas there are fewer residents utilizing
large trucks, SUVs, or other vehicles for their personal use whereas more rural areas often times the opposite
is true. Therefore a revision to the minimum parking area standards to accomplish the intent and goals of the
applicant’s proposal would appear as follows:
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Dumpster & Waste Collection Locations

The applicant proposes to amend the provisions of the City Code that address multi-family design standards
for the placement of garbage dumpsters and their enclosures. Currently, Section 7-11a-21(3) TCC establishes
a spacing for these features of a development from residential structures within the development or on
adjacent properties. That section calls for a minimum of 100 feet between those residential structures and the
garbage dumpster enclosures. The applicant’s proposal would be to establish new flexibility to locate those
features in any suitable location to minimize the impact of noise, dust or odors. Although this aspect of the
applicant’s proposal is a reasonable approach to locating a feature that generally is a necessary detractor from
a project, there are still areas that would not be desirable for such features. Therefore a revision to the
locational requirements for garbage dumpsters and their enclosures to accomplish the intent and goals of the
applicant’s proposal would appear as follows:

7-11a-21 Design Standards: Dumpster Enclosures.

(1) Garbage dumpsters and receptacles shall be enclosed on all sides with opaque screening materials. For at least the three
(3) non-vehicular access sides, screening materials shall be masonry (but not cinder block) or vinyl. Screening materials
for the dumpster enclosure gate shall be vinyl or other solid, opaque materials.

(2) Dumpster enclosures shall utilize the same colors and materials as the Buildings.

(3) Dumpsters shall be located a minimum of 100 feet from any Building or Surrounding Property dwelling except within in
the MU-B overlay zoning district. Within the MU-B overlay zoning district, dumpsters and waste collection shall be located
within a rear or interior side yard and may otherwise be located as suitable to minimize noise, dust, odors or other
nuisances.

(4) Dumpster enclosures shall be located so as to not interrupt, encroach upon, or interfere with the Project’s vehicular or
pedestrian pathways or parking areas.

(5) Dumpster enclosures shall be designed to minimize the public view thereof by placement near the rear perimeter of the
Project.

(6) Dumpster enclosures shall include landscaping on at least two (2) sides. Landscaping shall consist of shrubs, vines, and/or
Dry-scape.

Additional Points of Consideration

The above discussion and analysis covers the specific aspects identified within the applicant’s proposal.
Through discussion with the applicant going through the analysis of those aspects, it appears to staff that there
are additional provisions or aspects of the Tooele City Code that could be best served being analyzed for
revisions of their own to avoid conflict or difficulties associated with the applicant’s proposal. The following
points and aspects, although not a part of the applicant’s proposal, are those points for additional analysis.

Project Context & Integration

The basis upon which zoning classifications, design standards, or land use provisions are built comes from the
statements of purpose and intent, also referred in the Tooele City Code as context and setting, i.e. those
statements which outline the vision and purpose behind the various zones in the City. Chapter 7-11a TCC
establishes and sets forth design standards for multi-family residential developments. Along with these design
standards that chapter identifies the context and setting ideals upon which those standards are built.
Therefore a revision to the context and setting statements for multi-family residential developments to help
accomplish the intent and goals of the applicant’s proposal would appear as follows:

7-11a-5 Context and Setting.

(1) Projects shall be designed to as to preserve and incorporate the Site’s natural features and other features contributing
to a Project’s Context and Setting, such as, natural grade, natural vegetation, natural storm water and flood channels,
major vistas and panoramas (e.g., Oquirrh mountain range; Stansbury mountain range, the Great Salt Lake, and vast open
space and agricultural areas), proximity to historical structures and areas, and the Surrounding Property (e.g., zoning,



existing development).

(2) Projects shall be designed so as to recognize existing natural and manmade Elements and Landmarks, where such
Elements and Landmarks are consistent with the Purposes of this Chapter, by including in the Project Plan such Elements
as are similar in appearance, design, and purpose.

(3) A Project that contains structures significantly larger or smaller than the Surrounding Property shall include Elements at
the Project perimeter that provide a transitional effect to the Context and Setting of the Surrounding Property.

(4) A Project shall be designed so as to possess a functional relationship of the Project to its Context and Setting.

(5) A project incorporating existing registered historical structures shall utilize the historical features, aesthetic elements,

design, and architectural elements in redevelopment. Adjacent projects are encouraged to incorporate the same into
adjacent development.

Land Use Permissibility

Generally speaking, the mixed use zoning districts in Tooele City have been established in areas where there
are existing and historical buildings and uses of somewhat varying types, ages, and purposes. Understanding
that and the geographical areas of these districts, it is reasonable to assert that the opportunities for new
development on vacant properties is somewhat limited leaving much of the development potential to be on
somewhat confined properties or of a redevelopment nature. When examining the MU-B Mixed Use —
Broadway overlay zoning district specifically, it is located in an area that is predominantly residential with
smaller more localized businesses surrounded by additional residential uses. A natural transition into and
through this mixed use overlay zoning district is a range of residential types and sizes. With this understanding
it also benefits the area to permit these uses particularly where residential uses generally provides some of the
lowest nuisance generation, which the point to be addressed through a Conditional Use Permit process, the
highest likelihood coming from the most dense of residential uses. Therefore a revision to the land use
permissibility to help accomplish the intent and goals of the applicant’s proposal would appear as follows:

7-16-3. Table 1, Table of Uses. Mixed Use, Commercial and Industrial Districts.
TABLE 1
TABLE OF USES
MIXED USE, COMMERCIAL AND INDUSTRIAL DISTRICTS
DISTRICT
MU-B MU-G NC GC RC LI | RD
Use Mixed Use - Mixed Use - | Neighbor-hood General Regional Light . Research and
. . . . Industrial

Broadway General Commercial Commercial Commercial Industrial Development
Dwe.lling: Two- cp c
Family -
Dwe.llmg: Three- cp c
Family -
Dwe.lllng: Four- cp c
Family -
Dwelling: Multi- C c
Family See Note 6

NOTES:

1.  With the exception of detached single family dwellings, all dwellings in the M U (Mixed Use) zoning district must
comply with the regulations and requirements, as amended, of the HDR (High Density Residential) zoning district, or its
equivalent replacement, contained in Chapter 7-14, Tables 2, 3, and 4 unless otherwise specified in this Chapter.

2. Forany Use allowed in a zoning district and proposing or requiring any area for Accessory Outside Storage, for any
purpose, such use and outside storage area shall be considered as a Conditional Use. All Accessory Outside Storage is
prohibited in the Mixed Use (M U) District and the Neighborhood Commercial (NC) District.

3. Forany Use allowed in a zoning district and proposing or requiring a “Accessory Drive Through Facility”, such Drive
Through Facility shall be considered as a Conditional Use. All Accessory Drive Through Facilities are prohibited in the




Mixed Use (M U) District and the Neighborhood Commercial (NC) District.

4.  For any Use allowed in a zoning district and proposing any Accessory Outside display and sales area, such Accessory
Outside Display and Sales use and area, shall be considered as a Conditional Use for any Uses allowed in the District,
except that it shall be a permitted use in the Downtown Overlay District. Accessory Outside Display and Storage is
prohibited in the Mixed Use (M U) District, Neighborhood Commercial (NC) District, and the Research and
Development (RD) District. Accessory Outdoor sales and display in the Downtown Overlay District shall be subject to
the following requirements:

A. A 6-foot-wide unobstructed pedestrian pathway shall be maintained at all times on all sidewalks.

B. Allsales and display items shall be removed from the sidewalk and brought indoors into the business at the end of
the business’ hours of daily operation.

C. Nosales or display items may extend more than 24 inches from the building facade of the selling or displaying
business.

D. Nosales or display items may be located within the landscaped park strip, on the curb, in the gutter, or in the
vehicular travel lanes.

E.  Allsales and display items shall be located directly in front of the business selling or displaying the items and may
not be located in front of other businesses or properties. (Ord. 2012-22, 12-05-12)

5. This use is not permitted if any part of the proposed or existing building containing the use is located within 1,500 feet

from (a) any school (public or private kindergarten, elementary, middle, charter, junior high, high school), public park,

public recreational facility, youth center, library, or church, (b) any other Tobacco Specialty Store, (c) any residential use

or residential zoning boundary, including mixed-use zones, or (d) on Vine Street. Distances shall be measuredin a

straight line, without regard to intervening structures or zoning districts, from a Tobacco Specialty Store structure to the

property line of a school, public park, library, church, youth center, cultural activity, residential use, zoning district

boundary, or other Tobacco Specialty Store. (Ord. 2011-19, 01-18-12)

This use shall be a permitted use when proposed within and as a part of the redevelopment of an existing registered

historical building.

[o

Landscaping
As discussed above, Tooele City Code establishes the design standards for multi-family residential

developments. Those standards address many aspects of development and project layout and features.
Generally speaking, these design standards contemplate design of developments that are new projects on
vacant properties. Some aspects of the design standards, utilizing that built in assumption, could prove
problematic in a redevelopment setting. One more poignant example is landscaping. In a redevelopment
setting the property is already built upon with structures and features that were originally developed long ago
that may not have the ability to comply with current code requirements without the removal of other features
or the accumulation of additional properties. Therefore a revision to the design standards addressing
landscaping for multi-family residential developments to help accomplish the intent and goals of the
applicant’s proposal would appear as follows:

7-11a-12 Design Standards: Landscaping.

(13) Multi-family redevelopment projects within an existing registered historical building shall have no landscaping
requirements specific to the historical building beyond those landscaping areas previously established with and
around the building. Those previously established landscaping areas shall be developed according to the
provisions of this section.

Minimum Project Size

As discussed earlier, the development standards within mixed use zoning districts is based upon those
established for the HDR High Density Residential zoning district. The development standard provisions of that
zoning district, rightfully so, are contemplated and intended to address anticipated developments within those
zoning classifications. With regard to the mixed use zoning districts where different setting and geographical
considerations apply, some development standard provisions may not work as well. One such provision is a
notation in the HDR zoning development standards that identifies a minimum project size for multi-family
residential developments. Table 2 within Chapter 7-14 TCC specifies the densities allowable within the various

10



residential zoning districts. The land use callout for multi-family residential units includes a notation that
specifies that use to require a minimum of five acres for such a land use. Also as discussed earlier in this
memo, the confines and uses within the mixed use zoning district areas do not necessarily lend themselves to
large areas of land being utilized for development projects. Therefore a revision to the development
standards for multi-family residential developments to help accomplish the intent and goals of the applicant’s
proposal would appear as follows:

CHAPTER 14. RESIDENTIAL ZONING DISTRICTS
TABLE OF ALLOWED RESIDENTIAL DENSITY
RESIDENTIAL ZONING DISTRICTS
High Density Medium Density Low Density
HDR MDR R1-7 R1-8 R1-10 R1-12 R1-14

Multiple-family

Dwelling C/max. 16 C/ max. 8 units

(Minimum 5 units per acre? per acre

acres required?)

1 minimum project size shall not apply to multi-family projects in a mixed use zoning district or when such use is being proposed as a redevelopment of a registered

historical building.

As always, should you have any questions or concerns please feel free to contact me at any time.

11



April 30, 2018

Toosele City

Community Development Department
90 N Main Street

Tooele, UT 84074

RE: Ordinance Text Amendment
Broadway Mixed-Use (MU-B) Overlay Zone

Seren D. Simonsen

i S (RS a6 This supplemental information is provided as part of the proposed zoning ordinance

text amendment, to clarify the purpose and intent of the recommended changes.

soren@communitystudio.us
Phone | 801-706-1055  Existing Ordinance

Impact Hub Salt Lake  Provide a copy of the ordinance, with chapter and section references, proposed for

First Floor

PO Box 526082  There are multiple sections of Title 7 of the municipal code that address elements of
Salt Lake City, UT 84152  this proposed project:

Chapter 4: Off Street Parking

Chapter 5: Conditional Use

Chapter 11: Design Review

Chapter 11a: Muti-family Design Standards

Chapter 16, Part 1: Zoning District Purpose & Intent

Chapter 16, Part 2: Tables of Uses & Development Standards
Parking Lot Layout (6/2014)

Copies of these documents are attached to this application.

Creating Places for People

Safe Proposed Ordinance Amendment

Healthy ) .
Beautiful Provide the proposed amendment to the text of the ordinance.
Prosperous

www.communitystudio.us  INotwithstanding any other provisions of the city ordinance, the following may be
allowed only in the Mixed-Use Broadway District (MU-B) when approved by the
Planning Commission through an established Conditional Use and/or Design
Review process:

Maximum lot size may be increased over 25,000 square feet.

No minimum setbacks required at the front or corner side yard.

Maximum density may be increased above 16 units per acre.

Existing building heights shall be permitted above the maximum height limit of

two stories.

¢ Minimum unit sizes may be reduced to 400 square feet for studio and one-
bedroom units, and 600 square feet for two bedroom units.

¢ Required parking spaces may be reduced to one per unit for one-bedroom
units, and one and one half per unit for two-bedroom units.

¢ Minimum parking layout standards for individual stalls may be 8'6” x 18'0" with

24’0" drive aisle width.



Page 2

¢ Dumpster and waste collection may be located at any suitable location to minimize the impact
of noise, dust and odors.

Purpose and Need for Ordinance Amendment

Explain as specifically and detailed as possible why the amendment to the text is necessary or in
the best interest of Tooele City and the community as a whole.

Given the constraints of some sites and structures in this historic area, and many conditions that
pre-date the current regulations, these recommendations are necessary to provide some flexibility
to the zoning ordinance, while still providing a reasonable means for oversight and review. These
changes will allow for reasonable development of challenging properties that may not conform with
some existing standards. Many, if not most, of the historic properties in this special purpose zoning
district are non-conforming in some way.

The specific standards addressed in this amendment are issues that have been challenging or
problematic with developing and re-using the historic structure(s) that are part of a specific
development proposal, but which may also negatively impact other properties in this zoning district
that are impacted by constrained structures, sites and existing conditions.

Effects on Land Uses and Properties

Explain how the proposed text amendment could potentially effect existing and potential land uses
or properties within Tooele City.

Allowing greater flexibility for properties and structures in this special purpose district should
generally help facilitate desired improvements within the district. Given that the proposed changes
will remain subject to conditional permit and design review processes, there remains an opportunity
for careful review and public input. The proposed changes generally are consistent with the stated
purpose of this special zoning district.

Impact on Goals and Objectives of Tooele City

Explain how the proposed text amendment promotes the goals and objectives of Tooele City.

The stated purpose of this special purpose zoning district is to “provide an area for an appropriate
mix of compatible residential, limited commercial and compatible business and professional
offices” and to “preserve existing residential buildings and structures.” There was great foresight in
creating special purpose districts for this and other historic areas of Tooele City. However, some
standards remain challenging to developing and improving properties in this particular zone.

These changes should improve the efficiency and ability to develop challenging historic properties
and structures within a limited area. While these changes can provide greater flexibility and
opportunity, the continued oversight and input of the approval process provides the means to
insure that the general intent and purposes of the city are met on a case by case basis.

Conclusion

We appreciate the opportunity to present these recommendations to Tooele City, and look forward
to working through the process to help bring about these important improvements to the municipal
code.

X 5
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Please contact me by phone at 801-706-1055, or by email at soren@communitystudio.us, with
any guestions or comments, and to keep me informed about the review and input process as
these changes are considered.

Warm regards,
Soren D. Simonsen, FAIA, AICP, LEED AP
Development Partner
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Photos of Existing Conditions Community Revitalization Plan

Broadway Heritage Village is a proposal to

redevelop and help revitalize a blighted and
underused mixed-use district, in an area of
Tooele historically known as “New Town."

Though the surrounding blocks are part of a

stable, working-class neighborhood, the 150 S State Street, #100
Broadway commercial district is in need of PO Box 526082

: . Salt Lake City, UT
improvements to better contribute to the 84152-6082

livability and long-term vitality of the area. 801-706-1055 | phone
mail@communitystudio.us

www.communitystudio.us

DATE STREET -
- - e 1 = Broadway Heritage Village

L, The Broadway Heritage Village project is
envisioned as a catalytic project that will Seal
seek to stabilize and improve the

neighborhood, provide needed workforce —
housing, and improve the property values,
community character, and economic vitality

of this district.

Phase 1

Parcel 1 includes a vacant, historic hotel/
apartment building that is in the process of
listing on the National Register of Historic
Places. It is proposed to be renovated as
30 one bedroom apartments, with yard
space, parking and amenities. The historic
building has not previously had any
associated off-street parking, and a portion
of Parcel 2 will be used for that purpose.

Future Phase(s)

Parcels 2 & 3 are mostly vacant properties
that may include new construction of
additional two and three bedroom row
house style apartments, with play scapes,
yards, parking and amenities. The
proposed use and development of these
parcels is subject to a current petition for a
zoning text amendment.

Parcel 4 includes a vacant historic
commercial building known most recently
as the "Venus Club," a local tavern. The
building could be renovated for either
commercial or residential uses, or both.

(]
[

‘g

|

i B et o et

e <

of Broadway

THIRD STREET

-'--!l -
FOURTH STREET

| = | P

BROADWAY STREET

- "-_-"-_-' - - --: - -

TOOELE, UT

D - Lot on east side of Broadway & vacant apartment

BROADWAY HERITAGE VILLAGE
145 NORTH BROADWAY STREET

g

| 04/20/2018

Site Context &
Conditions

G003




Design Precedents

Broadway Heritage has the goal to provide
affordable urban housing that is also high
quality and well-designed. These photos
show a range of projects that use basic
forms, simple materials, and subtle details
to provide affordable, attractive solutions.

Legend:
Left column (top to bottom):

* Bainbridge Island — Seattle, WA
¢ Bainbridge Island — Seattle, WA
* Daybreak — South Jordan, UT

Middle column (top to bottom):

¢ Belmont - Portland, OR
¢ Bainbridge Island — Seattle, WA
e Daybreak — South Jordan, UT

Right column (top to bottom):

* Belmont - Portland, OR
» Pear| District - Portland, OR
» Pearl District — Portland, OR

Proposed Materials

Broadway Heritage will utilize economical
vet durable materials and a simple palette
of colors to produce attractive results.

The proposed Broadway Heritage buildings
will utilize cement-fiber siding and trim,
smooth cement stucco plaster, and brick
accents.

Massing, details and colors will be

complementary to the historic brick
structure, with a subtle, modern flair.

150 S State Street, #100
PO Box 526082

Salt Lake City, UT
84152-6082

801-706-1055 | phane
mail@communitystudio.us

www.communitystudio us
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TOOELE CITY CORPORATION
ORDINANCE 2018-13

AN ORDINANCE OF THE TOOELE CITY COUNCIL AMENDING TOOELE CITY
CODE PROVISIONS RELATING TO THE MIXED USE-BROADWAY (MU-B) ZONING
DISTRICT.

WHEREAS, Utah Code §10-9a-401, et seq., requires and provides for the
adoption of a “comprehensive, long-range plan” (hereinafter the “General Plan”) by each
Utah city and town, which General Plan contemplates and provides direction for (a)
“present and future needs of the community” and (b) “growth and development of all or
any part of the land within the municipality”; and,

WHEREAS, the Tooele City General Plan includes various elements, including
water, sewer, transportation, and land use. The Tooele City Council adopted the Land
Use Element of the Tooele City General Plan, after duly-noticed public hearings, by
Ordinance 1998-39, on December 16, 1998, by a vote of 5-0; and,

WHEREAS, the Land Use Element (hereinafter the “Land Use Plan”) of the
General Plan establishes Tooele City’s general land use policies, which have been
adopted by Ordinance 1998-39 as a Tooele City ordinance, and which set forth
appropriate Use Designations for land in Tooele City (e.g., residential, commercial,
industrial, open space); and,

WHEREAS, the Land Use Plan reflects the findings of Tooele City’s elected
officials regarding the appropriate range, placement, and configuration of land uses
within the City, which findings are based in part upon the recommendations of land use
and planning professionals, Planning Commission recommendations, public comment,
and other relevant considerations; and,

WHEREAS, Utah Code §10-9a-501, et seq., provides for the enactment of “land
use [i.e., zoning] ordinances and a zoning map” that constitute a portion of the City’s
regulations (hereinafter “Zoning”) for land use and development, establishing order and
standards under which land may be developed in Tooele City; and,

WHEREAS, a fundamental purpose of the Land Use Plan is to guide and inform
the recommendations of the Planning Commission and the decisions of the City Council
about the Zoning designations assigned to land within the City (e.g., R1-10 residential,
neighborhood commercial (NC), light industrial (LI)); and,

WHEREAS, Tooele City Code (TCC) Chapter 7-16 establishes the Mixed Use-
Broadway (MU-B) zoning district, the purpose of which is

to provide an area for an appropriate mix of compatible residential, limited
commercial and compatible business and professional offices. A goal of
this district is to preserve existing residential buildings and structures while
allowing some opportunities for their use for limited commercial and



business activity. This district also encourages the establishment of
residential and limited nonresidential uses within the same structure or
located on the same lot.

(TCC 7-16-2(1)); and,

WHEREAS, TCC Chapter 7-16 establishes the land use regulations applicable in
the MU-B zoning district, including land uses (TCC §7-16-3 Table 1), development
standards (TCC §7-16-4 Table 2), and parking (TCC §7-16-5 Table 3); and,

WHEREAS, the MU-B zoning district includes portions of Tooele City referred to
as “Newtown,” being a geographic area that once housed predominantly European
immigrants who came to Tooele City to work in its mining and smelting operations
beginning in the late 19" Century, forming a business and cultural center with Broadway
Avenue as its center, paralleling the Main Street business and cultural center located
several blocks to the west of Broadway Avenue; and,

WHEREAS, the MU-B zoning district area includes the Broadway Hotel, located
at 145 North Broadway Avenue, built in approximately 1911, which provided housing to
early Newtown residents, including many first-generation immigrants working at the
nearby mining and smelting operations. The Broadway Hotel was built as a three-story
structure with retail and commercial businesses on the ground level and apartments on
the second and third floors. The Broadway Hotel operated as an apartment house into
the 1970’s, when it was vacated and gradually fell into a state of serious disrepair,
giving rise to localized blight; and,

WHEREAS, Nelson W. Knight, with the State of Utah Department of Community
and Culture, described Newtown and the Broadway Hotel in this manner:

The Broadway Hotel, a three-story brick Victorian eclectic-style structure,
built circa 1911, is significant for its association with the development of
Tooele and its transition from a Mormon pioneer community to a diverse
mining community during the first half of the twentieth century. It is the
most substantial surviving building dating from the heyday of “Newtown,” a
section of Tooele developed by the Anaconda Mining Corporation in
response to construction of a copper smelter constructed east of town.
The smelter drew many Italian, Greek and Slavic laborers to the
community, many of whom resided in this hotel while earning funds to
bring their wives and families to the U.S. The descendents [sic] of these
laborers remain in Tooele and contribute to its reputation as a melting pot
within the state. The hotel retains its historic integrity, but the
rehabilitation of it exterior will reverse previous incompatible alterations
while preserving its character-defining features.

(Nelson W. Knight letter dated June 11, 2008); and,

WHEREAS, the Tooele Transcript-Bulletin newspaper described Newtown in this
way:



The Newtown area has a colorful history tied to the fabric of Tooele’s
social, industrial and commercial past. It was once home to a diverse
group of people that immigrated to America and settled in Tooele to work
in nearby mines and at the old international smelter. Newtown had its own
business district along Broadway north of Vine Street with a bustling bank,
grocery store, hardware store, furniture shop, pool hall and several bars.
But in 1972 the Tooele Valley Railroad dropped its final load of smelter
workers at Vine and Broadway as the smelter shut off its furnaces for the
last time. After the closure, a way of life for many Tooeleans changed and
the Broadway business district over the years slowly withered to its
present empty state.

(Tooele Transcript-Bulletin, by Tim Gillie, August 12, 2010); and,

WHEREAS, a company named AmericaWest Investments, LLC, (“America
West”) with Kevin M. Peterson as its managing director, has purchased the Broadway
Hotel and several other blighted properties in Newtown on Broadway Avenue, and has
proposed to restore the Hotel with about 30 apartments and to redevelop the other
properties with about six new residential buildings with about six new apartments in
each building (total 24), for a total of about 54 new and redeveloped dwelling units in the
project; and,

WHEREAS, on September 19, 2007, the Tooele City Council passed Ordinance
2007-25 creating a new community development project area, and adopting a project
area plan entitled, “Broadway Community Development Project Area Plan” (“Project
Area Plan”). The Redevelopment Agency of Tooele City, Utah, (“RDA”) passed RDA
Resolution 2007-04 mirroring City Ordinance 2007-25; and,

WHEREAS, among other things, the Project Area Plan states the following:

The preservation and use of historic buildings is important to help maintain
the character and charm of the area. Historical buildings should be
encouraged to remain in private ownership and continue to be put to a
beneficial use to help ensure their preservation. The Agency believes
there may be existing buildings or historical uses included in or eligible for
inclusion in the National Register of Historic Places with the Project Area.

(page 10); and,

WHEREAS, the Project Area Plan also states that “If zoning changes are
required, such changes would be submitted to the City for consideration and approval”
(page 8); and,

WHEREAS, the Project Area Plan also states that “The main objective for the
area is to renovate and clean up the area by removing potential blight found in the Area”
(pages 7-8); and,



WHEREAS, on May 18, 2018, AmericaWest submitted its application to the State
of Utah Division of State History (aka the State Historic Preservation Officer) for the
Broadway Hotel to be placed on the National Register of Historic Places, and the U.S.
Department of Interior National Park Service found on April 4, 2013, that the Broadway
Hotel “appears to meet the National Register Criteria for Evaluation and will likely be
listed in the National Register of Historic Places if nominated by the State Historic
Preservation Officer. . ..” ; and,

WHEREAS, as part of its development proposal, AmericaWest requested that
the City Council amend several provisions of the City Code within the MU-B zoning
district, including the following:

¢ eliminating the maximum lot size requirement
e reducing minimum front yard and corner lot side yard setback requirements
¢ increasing the maximum project density from 16 units/acre to 25 units/acre
e reducing the minimum dwelling unit size to 400 square-feet for studio and one-
bedroom units and to 600 square-feet for two-bedroom units
eliminating building height limitations for redevelopment of existing structures
e reducing the number of required parking stalls per dwelling unit
e reducing minimum parking layout standards (parking lot and parking stall
dimensions)
e altering garbage dumpster location requirements

(see attached as Exhibit A the April 30, 2018, letter from AmericaWest partner Soren
Simonsen, with Community Studio, about the purpose and intent of the requested City
Code amendments); and,

WHEREAS, with the support of the City Council, the City Administration has
prepared several City Code amendments to the MU-B zoning district regulations,
accommodating the amendment requests of AmericaWest, in light of the unique
historical and geographic factors existing in the MU-B zoning district, including the
portions of Newtown and Broadway Avenue located within the MU-B zoning district.
The proposed amendments are contained in Exhibit B; and,

WHEREAS, in light of the unique historical and geographical characteristics of
the MU-B zoning district, the City Administration finds that the City Code amendments
shown in Exhibit B are reasonable and necessary for the removal of blight and for the
redevelopment of the area, and finds further that the amendments serve a broad public
purpose and not just the interest of a single person or company; and,

WHEREAS, the City Administration finds further that this ordinance will preserve
fundamental fairness in land use regulation while at the same time recognizing that
different land use regulations can be appropriate for different zoning districts based on
their unique historical, geographic, and other char