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Community Development Department 

PUBLIC NOTICE 
 

NOTICE IS HEREBY GIVEN THAT the Tooele City Planning Commission will meet in a business meeting scheduled for 
Wednesday, July 22, 2026 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. 
 
Tooele City public meetings may be recorded and transcribed for documentation and quality assurance 
purposes. By attending this meeting, you consent to being recorded.  If you do not consent, we encourage you 
to join the Planning Commission meeting electronically by visiting the Tooele City YouTube Channel, at 
https://www.youtube.com/@tooelecity or by going to YouTube.com and searching “Tooele City Channel”. If 
you are attending electronically and would like to submit a written comment for a public hearing item, please 
email pcpubliccomment@tooelecity.gov.  If submission by email is not an option, written comments may be 
submitted to the City Planner.  Written comments must be submitted by 11:59 p.m. the day before the 
hearing.  Written comments will be addressed at the designated points in the meeting. 
 

AGENDA  
 

1. Pledge of Allegiance 
 

2. Roll Call 
 

3. Public Hearing to consider a Conditional Use Permit request by Wildcat T10, LLC, representing Take 5 
Oil to authorize the use of a “Automobile Service and Repair” and “Accessory Drive Through Facility” 
for property located at approximately 2400 North and SR-36 on approximately .45 acres in the GC 
General Commercial zoning district. 
 

4. City Council Reports 
 

5. Review and Decision – July 8, 2026 Planning Commission meeting minutes. 
 

6. Adjourn 
 
Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during this meeting 
should notify Anna Anglin, Tooele City Planner, prior to the meeting at (435) 843-2132. 
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Community Development Department 

STAFF REPORT 
July 16, 2026

To: Tooele City Planning Commission 
Business Date: July 22, 2026 

From: Planning Division 
Community Development Department 

Prepared By: Anna Anglin – City Planner / Zoning Administrator 

Re: Take Five Oil - Conditional Use Permit Request 
Application No.: 2026049 
Applicant: Mitch Vande Guchte, representing Wildcat T10, LLC 
Project Location: Approximately 2527 North SR-36 
Zoning: GC General Commercial Zone 
Acreage: 1.178 Acres (Approximately 51,313 ft2) 
Request: Request for approval of a Conditional Use Permit in the GC General 

Commercial zone to authorize “Automobile Service and Repair” and 
“Accessory Drive Through Facilities” for the subject property. 

BACKGROUND 
This application is a request for approval of a Conditional Use Permit for approximately 1.178 acres located at 
approximately 2527 North SR-36.  The property is currently zoned GC General Commercial. The applicant is 
requesting that a Conditional Use Permit be approved to permit an accessory drive through facility to operate in 
conjunction with an automobile service and repair use. Bothe uses require a conditional use in the GC zone.    

ANALYSIS 

General Plan and Zoning.  The General Plan Land Use Map designates the subject property as Regional 
Commercial. The property is zoned GC (General Commercial), as are the surrounding properties. The 
area is currently developing as part of The Peak at Compass Point and Smith’s Marketplace commercial 
center. Existing and approved development in the vicinity includes the Smith’s Marketplace store and fuel 
center, a bank, multiple commercial pad sites, and additional retail and restaurant uses. The proposed 
automobile service and repair use with an accessory drive-thru facility is consistent with both the 
Regional Commercial land use designation and the intent of the GC zoning district. Mapping pertinent to 
the subject request can be found in Exhibit “A” attached to this report. 

Site Plan Layout.  The proposed automobile service and repair use and accessory drive-thru facility will 
occupy Lot 14 of The Peak at Compass Point Subdivision Amended Plat No. 2. The amended subdivision 
plat was recorded with the County on June 24, 2026. The property is located approximately 900 feet north 
of the intersection of 2400 North and SR-36, between two proposed restaurant sites and one lot north of 
the primary access drive from Main Street. 

The submitted site plan depicts the auto repair building situated toward the eastern portion of the lot, 
adjacent to SR-36, with vehicular access provided through the internal private street network serving the 
overall commercial development. A cross-access easement has been recorded with the adjacent 
commercial property to the south. No direct vehicular access is proposed from SR-36 or any other public 
street. 

The proposed drive-thru lane wraps around the rear of the building and connects to the three garage bay 
doors located on the east and west sides of the structure. The elevation drawings and floor plan indicate 
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that vehicles will enter the service bays from the west side of the building and exit on the east side. 
However, the site plan does not clearly identify the circulation pattern associated with the drive-thru 
operation. Additional information regarding vehicular flow should be provided during the site plan review 
process to verify adequate circulation, queueing capacity, and compliance with applicable development 
standards. 

The site plan includes a total of ten onsite parking stalls. Automobile service and repair uses are not 
specifically listed in Section 7-4-4, Number of Parking Spaces, of the Tooele City Code. Pursuant to 
Section 7-4-3(6), the Community Development Director will be required to determine the appropriate 
parking requirement for the proposed use. Based on the submitted plans, the drive-thru queueing lane 
appears to be fully contained on private property and is not anticipated to interfere with internal 
circulation or traffic operations on adjacent public streets. 

Landscaping. Drive-thru facilities can create visual impacts associated with vehicle queueing and 
circulation. Accordingly, the City generally encourages enhanced landscaping and screening measures to 
minimize the visibility of drive-thru lanes from public rights-of-way and adjacent properties. 

Based on the submitted site plan, portions of the drive-thru lane appear to be located between the building 
and SR-36. However, the plans do not provide sufficient detail regarding the circulation pattern or 
anticipated vehicle queueing areas. As a result, Staff is unable to fully evaluate the visual and operational 
impacts of the proposed drive-thru facility at this stage of the review. 

Additional landscaping, screening, or other site design modifications may be necessary to mitigate 
potential visual impacts associated with the drive-thru operation and to enhance the overall appearance of 
the development. Staff recommends that any landscaping, screening, or site design improvements 
determined necessary during final site plan review be incorporated as conditions of approval. 

North Gateway Overlay.  The subject property is located within the North Tooele Gateway Overlay area. 
The overlay requirements do not directly affect the Conditional Use Permit request; however, the 
proposed development will remain subject to any applicable gateway design standards during site plan 
review. 

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: 
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(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. Approval of this application will result in construction and development activities on the subject 
property. Improper site design, grading, drainage, or construction practices could adversely 
impact adjacent properties and public infrastructure. Therefore, all engineering plans and site 
improvements shall be subject to review and approval through the City's engineering review, 
permitting, and inspection processes to ensure compliance with applicable standards and to 
protect the public health, safety, and welfare. 

2. Approval of this application will require connections to and potential modifications of public 
infrastructure systems, including water, sewer, storm drainage, and other utilities. Improper 
design or installation of these improvements could negatively affect surrounding properties and 
the City's infrastructure systems. Therefore, all public improvements and utility connections shall 
be subject to review and approval by the Public Works Department and shall comply with all 
applicable permitting and inspection requirements. 

3. Approval of this application will result in the construction of commercial structures and 
associated site improvements. Improper construction practices or failure to comply with 
applicable building codes may create safety concerns for future occupants, employees, and 
patrons of the business. Therefore, all building construction shall be subject to building plan 
review, permitting, and inspection processes to ensure compliance with adopted building codes 
and safety standards. 

4. The proposed development may introduce potential fire and life-safety concerns associated with 
building occupancy, vehicle circulation, and site access. Inadequate emergency access, fire 
suppression systems, or code compliance could adversely affect the safety of occupants and 
neighboring properties. Therefore, the proposed development shall be subject to review and 
approval by the Fire Department, including all applicable permitting and inspection requirements, 
to ensure compliance with adopted fire and life-safety standards. 

5. The proposed accessory drive-thru facility has the potential to create visual impacts associated 
with vehicle queueing and circulation, particularly if visible from SR-36 and adjacent commercial 
properties. Inadequate screening or landscaping could negatively affect the aesthetic character of 
the surrounding commercial area. Therefore, additional landscaping, screening, or other site 
design modifications may be required during site plan review to mitigate visual impacts and 
ensure compatibility with surrounding development. 

6. The proposed use has the potential to create circulation and operational impacts if adequate 
queueing and vehicle maneuvering areas are not provided on-site. Insufficient information 
regarding drive-thru circulation has been provided at this stage of review. Therefore, final site 
plan approval should demonstrate adequate internal circulation, queueing capacity, and 
compliance with all applicable development standards to ensure that the proposed use does not 
adversely impact adjacent properties or the internal driveway network. 
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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 with the following 
comments: 
 

1. Additional landscaping may be necessary to mitigate potential visual impacts associated with the 
drive-thru operation and to improve the overall appearance of the site.  
 

Engineering and Public Works Division Review.  The Tooele City Engineering and Public Works Division are 
currently reviewing the site plan for the new “Automobile Service and Repair” and “Accessory Drive Through 
Facilities” and are reviewing the site according to the City’s development standards.  No comments concerning 
the auto service and repair use and drive through aisle have been provided.   
 
Tooele City Fire Department Review.  The Tooele City Fire Department is currently reviewing the site plan for 
conformance to all fire standards and access requirements.  No comments concerning this Conditional Use 
Permit request have been provided.   
 
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. 
 
STAFF RECOMMENDATION 
Staff recommends approval of the request for a Conditional Use Permit by Mitch Vande Guchte, representing 
Wildcat T10, LLC, application number 2026049, subject to the following conditions: 
 

1. Staff may require additional landscaping, screening, or other site design improvements as 
necessary to mitigate potential visual impacts associated with the drive-thru operation and to 
improve the overall appearance of 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 applicant shall demonstrate that the drive-through aisle and queueing areas are designed and 

situated in a manner that prevents vehicle stacking from impacting public rights-of-way and 
incorporates adequate any required screening necessary to mitigate visual and lighting impacts on 
adjacent streets and properties. 

7. 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 Mitch Vande 
Guchte, representing Wildcat T10, LLC, to authorize an “Automobile Service and Repair” and “Accessory 
Drive Through Facility” for Take Five Oil, lot 14 of the Peak at Compass Point Commercial Subdivision, 
application number 2026049, based on the findings and subject to the conditions listed in the Staff Report dated 
July 16, 2026:” 
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1. List any additional findings of fact and conditions… 
 
Sample Motion for Denial – “I move we deny the Conditional Use Permit Request by Mitch Vande Guchte, 
representing Wildcat T10, LLC, application number 2026049 to authorize an “Automobile Service and 
Repair” and “Accessory Drive Through Facility” for Take Five Oil, lot 14 of the Peak at Compass Point 
Commercial Subdivision, based on the following findings:” 
 

1. List findings of fact … 
 
 







 

 

EXHIBIT B 
 

PROPOSED DEVELOPMENT PLANS & 
APPLICANT SUBMITTED INFORMATION 

 
 



Conditional Use Permit Application 
Community Development Depa1iment 
90 North Main Street, Tooele, UT 84074 

(435) 843-2132 Fax (435) 843-2139 

www.tooelecity.gov 

Notice: The applicant must submit copies of the pertinent plans and documents to be :reviewed by the City in acco:rdance with the te:rms of the 
Tooele City Code. All submitted Conditional Use Permit applications shall be reviewed in acco:rdance with all applicable City o:rdinances and 
:requi:rements, a:re subject to compliance :reviews by va:rious City departments, and may be :returned to the applicant for :revision if the plans a:re 
found to be inadequate o:r inconsistent with the requi:rements of the City Code. Application submission in no way guarantees placement of the 
application on any particula:r agenda of any City reviewing body. It is st.-ongly advised that all checklist items be submitted well in advance of 
any anticipated deadlines. 

Project Information 
Date of Submission: Current Zoning: Pa:rcel #(s) : 

Regional Commercial 25-036-0-0013 

Project Name: Acres: 
Take 5 Oil Change Tooele .45 acres 

Project Address: 2527 N Main St, Tooele, Utah 84074 (40° 30' 40.7243" N 112° 18' 39.2202" W Units: 

Proj eel Description: 

Construct a service building with 3 bays, parking, and associated infrastruture to support Take 5 Oil quick-lube services 
Current Use of Property: 

Undeveloped 

Property Owner(s): . 
• The Peak at Compass Point LLC 

Address: 17 E Winchester St 

City: Murray State: UT Zip:84107 

Phone: 

Contac.t Person: 
Mitch Vande Guchte 

Phone: 

Cellula:r: Fax: 

Signature of Applicant: 

Applicant(s): Wildcat no, LLC 

Address8980 South Redwood Road 

City: West Jordan State: 
UT 

Phon -

Address: 
8980 South Redwood Road 

City: State: 
West Jordan UT 

Date 6/18/26 

Zip: 
84088 

Zip: 

*The application you are sobmitting will become a public record pursuant to the provisions of the Utah Stale Government Rec0<ds Access and Management Act (GRAMA). You 
are asked to furnish the information on this form for the purpose of identification and to expedile the processing of your request. This infonnation will be used only so far as 
necessary for completing the transaction. lf you decide not to supply the requested infonnation, you should be aware that your application may take a longer time or may be 
impossible to complete. lfyou are an "at-risk go=ment employee" as defined in Utah Code Ann. § 63-2-302.5, please inf= the city employee accepting this inf0<malion. 
Tooele City does not curreotly share yonr pri,,ate, controlled or protected inf0<mation with any other person or government entity. 

•• By submitting this application form to the City, the applicant acknowledges that the above list is not exclusive and under no circumstances wai,-es any responsibility or 
obligation of the Applicant and or his Agents from full compliance with City Masler Plans, Code, Rn1es and or Regµ.lations . 

Fee: 

For Office Use Only 

I 
Received By: 

(213) 

I Date Received: I Receipt#: 
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