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City Recorder’s Office

PUBLIC NOTICE

Notice is hereby given that the Tooele City Council, and the Tooele City Redevelopment Agency will
meet in a Work Session, on Wednesday, April 5, 2017 at the hour of 5:00 p.m. The meeting will be
held at 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:

- Resolution 2017-18 A Resolution of the Tooele City Council Approving the Annexation
of 49 Acres of Additional Sunset Estates Property into the North Tooele City Special
Service District

Presented by Derrick Larson
- Canyon Village - Rust - Preliminary Plan Request

Presented by Jim Bolser
- Ordinance 2017-09 An Ordinance of Tooele City Amending the Tooele City General

Plan, Land Use Element from General Commercial (GC) to High Density Residential
(HDR) for Approximately 9.15 Acres of Property Located at Approximately 850 North
100 East

Presented by Jim Bolser
- Ordinance 2017-10 An Ordinance of Tooele City Amending the Tooele City Zoning

Map for Approximately 9.15 Acres of Property Located Near 850 North 100 East from
General Commercial (GC) to High Density Residential (HDR)

Presented by Jim Bolser
- Ordinance 2017-11 An Ordinance of Tooele City Amending the Tooele City General

Plan, Land Use Element from General Commercial (GC) to High Density Residential
(HDR) for Approximately 8.81 Acres Located at Approximately 600 East 2400 North

Presented by Jim Bolser
- Ordinance 2017-12 An Ordinance of Tooele City Amending the Tooele City Zoning

Map for Approximately 8.81 Acres of Property Located Near 600 East 2400 North
from General Commercial (GC) to High Density Residential (HDR)

Presented by Jim Bolser

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.



TOOELE CITY CORPORATION 
 

RESOLUTION 2017-18 
 

A RESOLUTION OF THE TOOELE CITY COUNCIL APPROVING THE ANNEXATION 
OF 49 ACRES OF ADDITIONAL SUNSET ESTATES PROPERTY INTO THE NORTH 
TOOELE CITY SPECIAL SERVICE DISTRICT. 
 
 WHEREAS, the creation of special service districts is governed by U.C.A. 
Chapter 17D-1 Part 2; the procedure for annexing additional property into an existing 
special service district is the same as for the existing special service district’s original 
creation; and, 
 
 WHEREAS, on June 16, 1999, the City Council approved Resolution 1999-29 for 
the creation of the North Tooele City Special Service District (“District”) for the purpose 
of maintaining several unique public amenity features of the Overlake subdivisions; and, 
 
 WHEREAS, on December 17, 2003, the City Council approved Resolution 2003-
62 for the annexation into the District of 30.69 acres, which comprised portions of the 
Sunset Estates subdivisions; and, 
 
 WHEREAS, on January 7, 2015, the City Council approved Resolution 2015-06 
for annexation into the District of an additional 5.42 acres into the District, which 
comprised Sunset Estates phase 5 subdivision; and, 
 
 WHEREAS, on August 19, 2015, the City Council approved Resolution 2015-36 
for annexation into the District of an additional 10.31 acres into the District, which 
comprised Sunset Estates phase 6 subdivision; and, 
 
 WHEREAS, Tooele City has received a Petition from the Tom Nixon Family 
Partnership (“Petitioner”) to annex an additional 48.69 acres into the District, which 
comprise Sunset Estates phase 7 and future Sunset Estates phases (“Additional 
Property”) (see the Petition, property maps, and legal description attached hereto as 
Exhibit A); and, 
 
 WHEREAS, because the Additional Property is held in common ownership by 
Petitioner, Tooele City and the Petitioner are relieved of complying with the Notice, 
Protest, and Public Hearing requirements of U.C.A. Sections 17D-1-205, 206, and 207, 
and the annexation may be approved simply by approving this Resolution, obtaining a 
Certificate of Incorporation from the Utah Lt. Governor, and recording the required 
documents with the Office of the Tooele County Recorder; and, 
 
 WHEREAS, the annexation of additional Sunset Estates property into the District, 
as proposed by this Resolution, has been requested not only by the Petitioner, but also 
by current and former members of the City Council, the Planning Commission, and the 
District’s Administrative Control Board; and, 



 
 WHEREAS, the purpose of the District in annexing the Additional Property will be 
to maintain within the Additional Property special features and amenities related to the 
unique design of public street lighting, public signage, public drainage and flood control, 
public recreation properties, public street design and traffic calming features, and 
associated and integral public landscaping (the “Amenities”); and, 
 
 WHEREAS, in addition to the above purposes, annexation into the District will 
also allow Tooele City to impose upon and enforce with the Additional Property the 
construction and maintenance of Amenities design standards common to the District, 
including the privately-owned and privately-maintained privacy fence along 400 West 
Street right-of-way property line, rather than defaulting to Tooele City’s regular design 
standards for such features and Amenities; and, 
 
 WHEREAS, the District will maintain only those Amenities formally accepted by 
and dedicated to Tooele City in the land use approval process; and, 
 
 WHEREAS, the City Council finds that it is in the best interest of the City in 
general and of District residents in particular, including the future residents of the 
Additional Property, to annex the Additional Property into the District; and, 
 
 WHEREAS, to the best of the City’s knowledge, all requirements of the law 
precedent to the approval of this Resolution have been fully met: 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE TOOELE CITY COUNCIL that 
the annexation of the Additional Property into the District is hereby approved, and that 
the City Recorder is hereby instructed to file and record the necessary documents with 
the Utah Lt. Governor and the Tooele County Recorder. 
  

This Resolution shall become effective upon passage, without further publication, 
by authority of the Tooele City Charter. 
    
 IN WITNESS WHEREOF, this Resolution is passed by the Tooele City Council 
this ____ day of _______________, 2017. 



 
TOOELE CITY COUNCIL 

(For) (Against) 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
ABSTAINING:  ___________________________________________ 
 

MAYOR OF TOOELE CITY 
(Approved) (Disapproved) 
 
 
______________________________ ______________________________ 
 
ATTEST: 
 
 
 
__________________________ 
Michelle Y. Pitt, City Recorder 
        
 
           S E A L 
 
 
 
Approved as to Form: _____________________________ 
    Roger Evans Baker, City Attorney 



 
 
 
 

Exhibit A 
 
 
 

Petition, Property Maps, and Legal Description 
of the Additional Property 



















EXHIBIT A

MAPPING PERTINENT TO THE CANYON VILLAGE - RUST SUBDIVISION



TOOELE CITY CORPORATION 

ORDINANCE 2017-09 

AN ORDINANCE OF TOOELE CITY AMENDING THE TOOELE CITY GENERAL 
PLAN, LAND USE ELEMENT FROM GENERAL COMMERCIAL (GC) TO HIGH 
DENSITY RESIDENTIAL (HDR) FOR APPROXIMATELY 9.15 ACRES LOCATED AT 
APPROXIMATELY 850 NORTH 100 EAST 

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 legislative findings and policies 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 legislative policy 
determinations 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, the City has received an application for General Plan, Land Use 
Element Map amendments for approximately 9 . 1 5 acres of  property  (the “Property”), 
comprised  of  parcels  1 8 - 0 9 9 - 0 - 0 0 3 3  a n d  1 8 - 0 9 9 - 0 - 0 0 0  4 , as shown 
in the attached Exhibit A; and, 



WHEREAS, the City Administration recommends approval of the General Plan, 
Land Use Element amendment application for the amendment of the General Plan, 
Land Use Element for the Property from the General Commercial (GC) land use 
designations to the High Density Residential (HDR) land use designation (see the Staff 
Report attached as Exhibit B); and, 

WHEREAS, approving the present ordinance will not operate to create any land 
use entitlements other than land use designation under the General Plan, Land Use 
Element and/or the Zoning Map; and, 

WHEREAS, on March 8, 2017 the Planning Commission convened a duly- noticed 
public hearing, accepted public comment, and voted to forward its recommendation to 
the City Council (see Planning Commission minutes attached as Exhibit C); and, 

WHEREAS, on , the City Council convened a duly-noticed public 
hearing: 

NOW, THEREFORE, BE IT ORDAINED BY THE TOOELE CITY COUNCIL that: 

1. this Ordinance and its proposed amendments to the General Plan, Land Use
Element are in the best interest of the City in that they will further economic
development, will make possible the availability and reliability of critical municipal
services, will make possibility the use of the Property as permitted by law, and
are consistent with the desires of the affected property owners (see Exhibit A);
and,

2. the General Plan, Land Use Element is hereby amended for the property located 
near 850 North 100 East as illustrated in Exhibit A, attached.

This Ordinance is necessary for the immediate preservation of the peace, health, 
safety, or welfare of Tooele City and shall become effective immediately upon passage, 
without further publication, by authority of the Tooele City Charter. 

IN WITNESS WHEREOF, this Ordinance is passed by the Tooele City Council 
this day of _, 2017. 



TOOELE CITY COUNCIL 
(For) (Against) 

ABSTAINING: 

MAYOR OF TOOELE CITY 
(Approved) (Disapproved) 

ATTEST: 

Michelle Y Pitt, City Recorder 

S E A L 

Approved as to Form: 
Roger Evans Baker, Tooele City Attorney



Exhibit A 
 
 
 
 
 
 
 

Application for General Plan, Land Use 
Element Map amendment 



 
 

 
 

 
 

 
 

 
 

 
 

 
 

Zoning, yeneral Plan , & Master Plan 

Map Amendment Appli cation 
Community Development Department 

90   orth Main Street, Tooele, UT 84074 

(435) 843-2130    Fax (435) 843-2 139 

www.tooelecitv.org 
 

Notice: The applicant m ust submit copies of the map amendmem proposal to be reviewed by the City  in accordance with the terms of the Tooele City 
Code. Once plans for a map amendment proposa l are submitted .the plans are subject to compliance reviews by the var ious city departments and may 
be returned to the appl icant lor revision if the plans are found to be  inconsistent with the  requirements of the City Code and all other appl icable 
City ordinances.  All submiued  map amendment proposals shall be reviewed  in accordance with the Tooele City Code. Submission  of a map 
amendment proposa l in no way guarantees placement of the application  on any particular agenda of any City revie'' ng body It is strongly advised that 
all applicat ions be subm itted  well  in ad vance of any ant icipated deadl ines. 

 

 

Project Information 

- (  106 

 
 
 
 

/00 ,_ 
 

0 Master Plan: 
 

 
 
 
 
 
 
 
 

Jl  LL(,  Applicant (s): 

 
 
 

f{) 
 

 

Contact Person: Address: 
 

Phone : - {-;4-; , City:
 

Cellular : Fax: Email : 

 

 
Zip: 

 

 
•The apphcatlon you are submnung wt ll become a pubhc record pursuant to the provistons of the Utah State GO\emment Records Access and Management Act (GRAf.-\,)   You 

are asked to fumtsh the mfonnauon on tht s form tbr the purpose of tdenti ficauon and to exped ue the processmg of your request Th1s mfonnauon wtll be used onI)'so far as 
necessary for complenng the uansacuon   If you dectde not to supply the requested mformauon.you should be aware that your apphcauon may rake a longer ume or may be 
Impossible to complete   If you are J.n ·'at·nsk government employee··as detined m Utah CoJe tllm. § 63-1-302 5. please 1nform 1he cuy employee accepllng 1h1s mformauon 

Tooele C1ty does not currently share your pri\-ale. comrolled or prolected mformat10n \\1th any other person or government ent1ty 

 

Note to Applica nt: 

Zon ing and map designati ons are made by ordinance.  Any change of zoning or m ap designation is an 

amendment the ordi nance establish ing that map for wh ich the procedu res are establ i shed by city and state 

law.  Since the procedures must be followed precisely, the time for amending the map may vary from as 

little as 2!/2 months to 6 month s or more depending on the si ze and comp lexity of the app lication and the 

t iming. 
 

 

For Office Use Only 

I F«S  l.45to.(I = 
 

http://www.tooelecitv.org/


 



January 31, 2017 
 

 
 

Tooele City 

Community Development Department 

Attentio n : Rachelle Custer, Tooele City Planner 

90 No rth Main Street 

Tooele, Utah 84074 

 
Ref:  20 17 Tooele Multiple Housing Project- approx imately 808 & 852 Nort h  100 East Parcel 

Numbe r 18-099-0-0003 & 18-099-0-0004 
 

 
 

Dear Rachelle , 
 

 

As you are aware, we are in the process of developing approximately 125 unit townhome project at 

the address cited above. Per your direction we are submitting application  for a Zoning and Genera l 

Plan  Amendment. 

 
Accompanying thi s cover letter are the following: 

 
1. Zoning, and General Plan Amendmen t Application Form 

2. Sig ned and N otarized Affidavi t Form 

3. It ems listed on the Zoning and General Plan Amendment Application Checklist 

-1.   Applica tion and processing  Fees 

5.   Other suppor ting material, as applicate to this projec t. 

 
We are excited to move forward wi th the project. This project wi ll be complementary to the 

surroundin g uses and will be a great addition to I 00 East. We look forward to working with you and 

your staff to ensure this application is ready for Planning Commission and Counci l meetings. 

 
[f yo u ha ve question s, please ca ll me anytime at 801-643-4521. 

 

 

Best  Regards, 
 

 

Matt hew Carter, Project Manager 

20 17 Tooele Mult iple Housing Project 

842 East 2 150 South 

Bount iful. 840 l 0 
 

 

801-643-4521 



Submission Requirements- Application and Checklist 
 
 

1. Application fee: Attached $1,956 
 
 

 
2. Completed app lication form: Attached 

 
 
 

3. List of Names and complete mailing addresses (street number, street name, city, zip code,) obtained 

from the Tooele County Recorder's Office, for all property owners of each parcel or lot located within 

200 feet of the outside boundary of the subject property(s): 
 

 

Attached 
 

 
 
 
 

4. A complete and accurate legal description of the entire area proposed to be redesigned on the map. 

Attached and labeled: LEGAL DESCRIPTION 
 
 

 
5. On separate sheets of paper, respond to the following questions: 

Attached and labeled: ZONING MAP: 
 

 

Attached and labeled: General Plan MAP: 



General Plan Map Amendment Application, Checklist & Discussions 
 

 

1. What is the present land use designation of the subject property(s)? 

a.  General commercial. 
 

 

2. Explain how the proposed land use designation is similar or compatible with the other land use 

designations in the surrounding area. 

a.  The proposed, High Density Residential zoning, will match the zoning of the property to the 

South and benefit the charter school to the North. 

b.  With the current zoning and the approval and buildout of the school on the North and the 

apartments to the South this would leave this particular property as an island that if developed 

as high density would be more in line with what is already there. 

c.  This zoning change, to High Density Residential, will result in the subject property and the real 

property to the south, to act as a buffer between the commercial properties to the West and 

the SFD to the East. 

d.  The buildout of this property to townhomes will bring a direct positive impact to the retail 

centers to the West. 

e.  100 East does not lend itself as a commercial corridor as the traffic flows and visibility are very 

limited. Commercial properties usually require high traffic and very good visibility. 

3. What do you anticipate the land being used for? 

a.  We will add 125 units on approximately 9.15 acres with 16 buildings with 3 acres of open space 

with a playground and basketball court. 

 
4. Explain how the proposed land use designation would affect property, surrounding properties,and 

Tooele City. 

The proposed land use is complementary to surrounding uses: 
 

 

To the North is a charter school, residential adjacent to a Charter School is preferable over 

commercial uses. 

 
To the South is existing multi-family at 16 units per acre density 

 

 

The proposed use would face the back side of existing commercial that front main street. New 

storefronts facing the rear of existing storefronts is not desirable . Commercial visibility of 100 

East is zero from main street. 

 
5. Exp lain how the proposed land use designation promotes the goa ls and objectives of Tooele City. 

a Among the goals of Tooele city are the following : 

i. Goal #1 Support the Commercial Properties in the area 

ii. Goal #2 Compatibility to the properties in the area 
 

 

b.  Description of how we support City Goals 
 

 

Goal #1. The town house project supports these goals by supporting the commercial property 

directly on Main Street as we will build 125 units with approximately 500 residents that will 

have shopping available to them within walking distance . 

Goal #2. The town house project supports these goals by being compatib le with the school to 

the North,the apartments to the South and the residential properties to the East. 



 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GIS Map Disclaimer : 
 

This is not an official map but for reference use only. The data was compiled 

from the best sources ava able, but various errors from the sources  may be 

inherent on the map. All boundaries and features therein should be treated as 

such. For boundary informatio n, the pertinent County  Departments  or Municipal 

ties should be contacted This map is a representation of  ground features and is 

not a legal document of their locations. The scale represented is approximate.so 

this is NOT a Survey or Engtneering grade map and should by no means be  

used as such.  This  mao is  not  intended  for all uses    Tooete 



 

EXHIBIT A 

 
MAPPING PERTINENT TO THE MOUNTAINVIEW TOWNHOMES GENERAL PLAN 

LAND USE ELEMENT MAP AMENDMENT 



  
 

Untitled Map Legend 

f Copper Canyon Elementary School 

0 Copper Canyon Elementary School 

o Fantastic Plastic 
 

e Main St@ 2055 N 
 

lEI  Mountain Land Physical Therapy 
 

MountainWest Worx 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXISTING LAND USE 
PROPOSED CHANGE 
COMMERCIAL TO 
HIGH DENSITY RESIDENTIAL 



 

Exhibit C 
 

 
 
 
 

Planning Commission Meeting Minutes 
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Community Development Department 

TOOELE CITY PLANNING COMMISSION MINUTES 

March 8, 2017 

 

Date: Wednesday, March 8, 2017 

Time: 7:00 p.m. 

Place: Tooele City Hall Council Chambers 

 90 North Main Street, Tooele Utah 

 

Commission Members Present: 

Matt Robinson, Chairman 

Shauna Bevan, Vice-Chairwoman 

Chris Sloan 

Ray Smart 

Melanie Hammer 

Russell Spendlove 

Phil Montano 

Brad Clark 

 

City Employees Present: 

Roger Baker, City Attorney 

Rachelle Custer, City Planner 

Paul Hansen, City Engineer 

 

Council Members Present:   

Chairwoman Winn 

Councilman McCall 

 

Minutes prepared by Cami Cazier. 

 

Chairman Robinson called the meeting to order at 7:00 p.m.  He recognized and welcomed Girl 

Scout Troop #2339. 

 

1. Pledge of Allegiance 
 

The Pledge of Allegiance was led by Chairman Robinson. 

 

2. Roll Call 
 

Matt Robinson, Present 

Shauna Bevan, Present 

Chris Sloan, Present 

Ray Smart, Present 

Melanie Hammer, Present 

Russell Spendlove, Present 

Phil Montano, Present 

Brad Clark, Present 
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Community Development Department 

 

 3.  Public Hearing and Recommendation on an ordinance amending Tooele City 

General Plan, Land Use Element Map for approximately 9.15 acres located at 

approximately 850 North 100 East from General Commercial to High Density 

Residential. 

 

Presented by Rachelle Custer 

 

Items #3 and #4 will be introduced together, as they represent the same property. These requests 

are for approval of a General Plan Land Use Element Map amendment and Zoning Map  

amendment for approximately 9.15 acres consisting of parcels 18-099-0-0003 and 18-099-0-

0004 located at approximately 850 North 100 East. The property is currently zoned GC General 

Commercial. The applicant is requesting an HDR Zoning District to construct 125 townhomes.  

The proposal will consist of sixteen buildings and three acres of open space with playground 

equipment and a basketball court.  The HDR Zoning District allows for up to sixteen units per 

acre; the proposal is for approximately fourteen units per acre.  This is strictly a request for a 

General Plan Land Use Element Map and Zoning Map amendment.  This does not approve any 

development, unit numbers, etc.  The applicant will have to come back and go through the 

subdivision and site plan approval process for multi-family at the time he decides to develop.   

 

The property to the north is Scholar Academy and the property to the south is Lakeview 

Apartments. The property to the west is commercial development and east is zoned R1-7 for 

single family residential uses. High density residential generally creates a good buffer between 

commercial and single family residential uses. 

 

Staff recommends approval of the request for a General Plan, Land Use Element Map 

amendment Matt Carter, application number 2170087, subject to the following conditions: 

 

 1. That all requirements of the Tooele City Community Development and Public  

  Works Department are satisfied throughout the development of the site and the  

  construction of all buildings on the site, including provision of municipal type  

  utilities and permitting. 

 2.  Any proposed development for any portion of the property will be required to  

  address and install any and all infrastructure and municipal-type utilities needed  

  to service the project to the satisfaction of the Community Development and  

  Public Works Department. 

 

Chairman Robinson asked the Commission for any questions or concerns. 

 

Commissioner Smart expressed a concern about the past drought conditions for Tooele City and 

the availability of water for other new housing developments as well as this property.   

 

Ms. Custer responded that each development is required to bring their own water rights.  The 

State only allots so many water rights per aquifer, so they will be required to bring water rights 

in from the State.   
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Community Development Department 

Commissioner Smart asked if the State has done tests to measure the amount of water available.   

 

Ms. Custer responded that the City continually develops new water sources to provide for the 

community.   

 

Chairman Robinson opened the public hearing.  Per Mr. Baker’s suggestion, Chairman Robinson 

stated that all public comments for this item will apply to both the Land Use Element Map 

amendment and the Zoning Map amendment, as they both refer to the same property. 

 

Andrea Cahoon came forward.  She was representing the purchaser of the property.  As a 

resident of Tooele City, she believes that the location for this development is perfect because it’s 

close to grocery stores, a school, and Main Street.  She couldn’t think of any good commercial 

uses for the property.   

 

Chairman Robinson closed the public hearing at 7:08 p.m. 

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Mountainview Townhomes General Plan, Land Use Element Map amendment request 

by Matt Carter for property located at approximately 850 North 100 East, application 

number 2170087, based on the findings and subject to the conditions listed in the Staff 

Report dated March 8, 2017.  Commissioner Hammer seconded the motion.  The vote was as 

follows: Commissioner Hammer, “Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, 

“Nay,” Commissioner Sloan, “Aye,” Commissioner Spendlove, “Aye,” Commissioner Montano, 

“Aye,” and Chairman Robinson, “Aye.” 

 

 4. Public Hearing and Recommendation on an ordinance amending Tooele City 

 Zoning Map for approximately 9.15 acres located at approximately 850 North 100 

 East from General Commercial to High Density Residential.  

 

Presented by Rachelle Custer 

 

This item was introduced with item #3. 

 

Chairman Robinson opened the public hearing for the Zoning Map amendment.  There were no 

additional comments. 

 

Chairman Robinson closed the public hearing at 7:10 p.m. 

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Mountainview Townhomes Zoning Map amendment request by Matt Carter for 

property located at approximately 850 North 100 East, application number 2170087, based 

on the findings and subject to the conditions listed in the Staff Report dated March 8, 2017.   

Commissioner Hammer seconded the motion.  The vote was as follows: Commissioner Hammer, 

“Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Nay,” Commissioner Sloan, “Aye,” 

Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman Robinson, 

“Aye.” 
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Community Development Department 

 

 5. Public Hearing and Recommendation on an ordinance amending Tooele City 

 General Plan, Land Use Element Map for approximately 8.81 acres located at 

 approximately 600 East 2400 North from General Commercial to High Density 

 Residential. 

 

Presented by Rachelle Custer 

 

Items #5 and #6 will be introduced together, as they represent the same property. This 

application is a request for approval of a General Plan, Land Use Element Map amendment and 

Zoning Map amendment for approximately 8.81 acres located on the east side of SR 36, at 

approximately 600 East 2400 North. The property is currently zoned GC General Commercial. 

The applicant is requesting a High Density Residential zoning to construct 38 to 54 townhomes 

and 96 garden style, walk up apartments. High Density Residential does allow up to 16 units per 

acre which would allow for a maximum of 140 units.  The parcel is 19.61 acres with 600 East 

master planned to divide the parcel.  The applicant is leaving the west 8 acres as General 

Commercial retail development with the east 8.81 acres proposed to be High Density 

Residential.  The property to the west is General Commercial, and north is zoned Research and 

Development which is a Commercial Land Use.  South is Light Industrial and is currently 

developed with Light Industrial uses and some medical offices.  East is zoned Rural Residential 

and is in the County. 

 

There is a property owner in opposition of this amendment.  More information was included in 

the Commissioner’s packets.   One of the existing businesses has a concern regarding mixing 

children and families that come with High Density Residential with industrial truck traffic.  Ms. 

Custer also received a phone call from another adjacent property owner who did not submit 

anything in writing.  However, he expressed that he supports the High Density Residential on the 

east portion of the lot, but strongly feels the west portion should remain General Commercial.     

 

This is strictly a request for a General Plan Land Use Element Map and Zoning Map amendment.  

This does not give any development rights or approvals.  The applicant will have to come back 

and meet all of Tooele City’s Codes with their development for any approvals.  

 

Staff recommends approval of the request for a General Plan, Land Use Element Map 

amendment by Rob Heywood representing The Ritchie Group, LC, application number 2170062, 

subject to the following conditions: 

 

1.  That all requirements of the Tooele City Community Development and Public 

 Works Department are satisfied throughout the development of the site and the 

 construction of all buildings on the site, including provision of municipal type 

 utilities and permitting. 

2.  Any proposed development for any portion of the property will be required to 

 address and install any and all infrastructure and municipal-type utilities needed 

 to service the project to the satisfaction of the Community Development and 

 Public Works Department. 
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Community Development Department 

Chairman Robinson asked the Commission for any questions or concerns. 

 

Commissioner Sloan asked for clarification on the map shown overhead for the adjacent property 

owner’s area of concern.   

 

Ms. Custer referred to the photo and pointed out the area in question.  She also pointed out a dirt 

road that would separate the High Density Residential and the General Commercial.   

 

Chairman Robinson opened the public hearing for both the Land Use Element Map amendment 

and the Zoning Map amendment, as they both refer to the same property. 

 

Alan Cohen came forward.  He, along with his sons that were also present, are the owners of the 

subject property.  They are also the sole owners of an LLC called Bear-All, LLC, which has title 

to the subject property.  His family has been in business in Salt Lake City for 90 years.  

Currently, his sons, who are the fourth generation of their business, are the managers.  As a 

means of diversifying themselves, they purchased this land about 10-11 years ago in the height 

of the real estate boom.  It was their intention to hold the property 3-5 years and then team up 

with developers or put it up for sale.  At the time, the property was in the Greenbelt.  Believing 

that Tooele was in a growth phase, they chose to change the zoning.  Shortly after however, the 

real estate market crashed.   

 

They have tried to sell the land as a Commercial Property for the past 6-7 years but have been 

unsuccessful.  They have used four different real estate agents and have used various pricing 

strategies and incentives.  They have also utilized the internet, direct mail and other resources, all 

to no avail.  Based on the advice of several qualified experts, they decided to build apartments on 

half the property and retain the other half as Commercial.  They have already been approached 

by at least two developers who are interested in the Commercial side.   

 

Mr. Cohen believes this to be a growth opportunity not only for them, but for the surrounding 

businesses that currently exist, including the medical offices, fast food restaurants, gas station, 

Home Depot, and adjacent furniture store.  He believes that Tooele City will attain growth 

through the tax base.  He also believes the UTA Park & Ride will be an advantage to everyone.  

He expressed his gratitude to Rachelle Custer and Paul Hansen for their assistance in this 

process.   

 

James Knight came forward next.  He represented Skretting, which is a fish feed manufacturer 

near the subject property.  He asked for the color satellite photo of the subject property to be 

shown overhead again.  He mentioned a letter that he had given to the Commission in regards to 

his concerns for these amendments.  This letter is attached to the minutes as Exhibit A.  

 

Skretting purchased their land from a private owner in 2008, which was Nelson and Sons.  

Nelson and Sons is still the corporate entity name that they use, however they operate under 

Skretting.  Nelson and Sons was originally located in Murray, Utah and operated there for about 

100 years.  Over that time, the city grew and they had to find another place to relocate.  When 

they purchased the land in Tooele around 1996, there was concern that the same situation would 

occur; that the city would develop residential areas around them.   
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Mr. Knight pointed out that the land south and east of 2400 North belongs either to Skretting or 

ENS, a joint partnership of Skretting’s. That land is all zoned Light Industrial and they have no 

intent to sell that land for residential use.  Also near the subject property is C.R. England, which 

also has truck traffic.  Clean Harbors is also nearby, which takes care of industrial hazardous 

waste.  The land for the medical buildings to the west was purchased from Skretting, as well as 

the Pit Stop Carwash.  It is Skretting’s intent to continue to sell their land for light industrial use. 

 

Mr. Knight stated that Skretting has been actively involved in the community and employ many 

residents of Tooele.  They predict a 23% growth in their business this year.  Their main concern 

is safety for the City’s residents, and they believe that transport trucks and children just don’t go 

well together.   

 

Commissioner Sloan asked for more specific details about truck traffic in the subject area, such 

as how many per day.  Mr. Knight answered that about 3,000 trucks traveled through their area 

last year, and they predict even more this year as a result of the predicted 23% business growth.  

He also pointed out that they operate 24 hours/day, even in the winter when it gets dark earlier.  

This is a concern because High Density Residential typically brings young families, and Mr. 

Knight worries about young children around the busy truck traffic. 

 

Mary Alice Shields-Watkins came forward next.  She represented the land directly to the east of 

the subject property.  It is zoned RR-5 and is in the County.  It’s approximately 150 acres and 

they have no intention of disposing of or selling the land.  Her concern is trespassing on their 

property.  It is currently being farmed.  Trespassers have used a dirt road that runs along the 

north side of the railroad tracks and it has creeped further north, getting closer to Droubay Road.  

She is concerned that use of this dirt road will increase with residential development in the area.   

 

Mr. Baker pointed out that this is a rail crossing that would not be allowed by the railroad to be 

developed or improved in any way.  It’s not part of the City’s transportation master plan.  Any 

development of any nature on that property would probably require something obstructing traffic 

crossing the railroad.   

 

Commissioner Hammer asked for clarification about which property Mr. Baker was referring to.  

Mr. Baker responded that he was referring to any property developed in the City that was on the 

west side of and adjacent to the railroad tracks.  They probably would be required to obstruct the 

crossing of those tracks from that development.   

 

Rob Heywood came forward to address the Commission next.  He works for the Ritchie Group, 

which is the development partner for the Cohen brothers on this property.  He referenced the 

letter from James Knight, which addressed the concerns of Skretting.  Mr. Heywood wanted to 

address the traffic concerns pointed out in the letter.  He doesn’t believe that this truck traffic is 

different from other truck traffic throughout the rest of the City.  While he shares concern for 

children, he assured the Commission that traffic engineers and the site design plan team would 

consider those issues when developing the site.  He stated that while all the land to the south of 

2400 was in control of Skretting, they also desired to have control of their land to the north of the 

subject property.  With the coming growth of that area, whether Light Industrial or Commercial, 
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housing is a chief need for the workforce employees.  Their market research shows that there is a 

demand for housing in Tooele City, and they hope to be able to provide a beautiful, desirable 

place to live that is close to many of the work opportunities provided by Skretting and others.   

 

Commissioner Smart expressed a concern about the odor coming from the Skretting facility.  He 

related a story about his family’s dairy that was constantly taken to court over the smell, and they 

eventually gave up the business over it.   He worries that potential residents would complain to 

Skretting enough to run them out.  

 

Mr. Heywood responded that the odor problem was an issue that they had been researching.  He 

has personally conducted many “sniff tests” and believes that the traffic issue is more of a 

problem than the smell. 

 

Mr. Cohen returned to the podium to talk about research that they have conducted on the smell 

problem.  He passed out folders to the Commission that held the research data that he has 

compiled. This information is included at the end of these minutes.  Mr. Cohen made sixteen 

visits to the subject property on various dates and times beginning Oct. 25, 2016 and ending on 

Feb. 28, 2017.  At no time did he observe any unusual odors.  His research includes wind speeds 

and direction as provided by the National Weather Service of Salt Lake City. Mr. Cohen 

admitted that the research he conducted was not scientific. However, he concluded that if such a 

problem exists, it is slight and insignificant to his investment goals and that the risk, if any, is his 

and is acceptable.  

 

Commissioner Spendlove remarked that he believes the smell to be a problem, and noticed it just 

that morning near Home Depot.  He worries that it will negatively affect the property owner’s 

ability to find tenants.   

 

Mr. Cohen responded that he has tried to find ways to monitor the air on a continuing basis, but 

has been unable to find such equipment.  He reiterated that he is satisfied with the risk.   

 

Mr. Knight returned to the podium.  He did not receive a copy of the odor study conducted by 

Mr. Cohen.  He was uncomfortable that the data was not scientific.  He was also concerned that 

he was not aware of Mr. Cohen making visits to his property.  Mr. Knight pointed out that his 

facility did not operate during the month of December, and January and February were slow 

months.  As a result, the odor issue should not have been a problem anyway during those months 

when Mr. Cohen conducted his study.  Their busy time is during the summer, when children are 

outside more often.  Mr. Knight also mentioned that his company continues to make efforts to 

help the odor problem. 

 

Chairman Robinson closed the public hearing at 7:45 p.m. 

 

At the advice of Mr. Baker, Chairman Robinson stated that the letter from Skretting and the 

research study and accompanying letter be included as part of the public comments in the public 

hearing.   
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Mr. Baker added to the discussion that he has lived or worked in Tooele since 1993, and while 

driving on SR-36 has noticed that under moist, winter conditions with a north breeze, the air is 

pungent.  Mr. Baker spoke with Chris Nelson and his brothers in 1995, 1996, and several times 

after that.  He recalled being told by them that they were forced to leave West Jordan because of 

odor concerns from encroaching residential development.  The complaints about the odor 

became very strong from the residents.  When Nelson and Sons moved to their current location 

in Tooele, it was outside the Tooele City limits and was the Tooele County Industrial Park.  The 

land was developed by the County and then became owned by the England family and others.  It 

was annexed sometime later, and at that time, the Nelsons expressed to Mr. Baker why they 

moved out here and expressed concern that the situation may happen to them again, i.e., conflicts 

due to residential development encroaching on their facility. 

 

Commissioner Sloan asked Mr. Baker who instigated the annexation request, the City or 

property owners?   

 

Mr. Baker didn’t recall, but believes it may or may not have been part of the Tooele Associates 

Annexation that happened about the same time.   

 

Commissioner Montano related a story about a similar issue regarding the Brickyard Plaza in 

Salt Lake City.  They were also forced to relocate as a result of their operations bothering nearby 

residents.  Commissioner Montano is very familiar with the subject property and is aware of the 

odor, but commended the facility for their continued attempts at improving the problem.  It is 

much better than it was in the past.   

 

Commissioner Montano also expressed his favorable view of personal property rights.  He 

believes that property owners have the right to develop their property as needed, and diversifying 

may be the best solution to protect their investment.   

 

Commissioner Sloan was in agreement with Commissioner Montano about being pro personal 

property rights.  He is in the real estate profession, and has been a part of situations similar to 

this one.  Commissioner Sloan remarked that in the state of Utah, less than 23% of the housing is 

available to people making less than $50,000 per year.  Market studies indicate that we have a 

tremendous housing shortage, especially rental properties.   

 

Commissioner Sloan admitted that he was struggling with this issue.  He agreed that the subject 

property could be a nice, walkable community.  Additionally, he said that nothing makes a better 

buffer between Commercial and Residential than High Density Residential.  Odor and traffic 

issues aside, he stated that he was likely to favor the property owner in this situation because it is 

in the public good to develop this sort of product in this area.  In our City, we constantly hear of 

the need for commercial opportunities.  Despite the fact that people believe that if we build a 

Costco, people will move here, it actually works the other way around.  Without appropriate 

housing, we are unlikely to get new commercial businesses.  That being said, Commissioner 

Sloan warned that he will be “mean and nasty” when an actual development plan comes before 

the Commission, particularly with the traffic and safety issues. 
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Commissioner Smart added that he agrees with supporting personal property rights.  However, 

he believes that the property owners are fully aware of the situation, and they know that once 

people move in, the residents have the ability to complain and create problems for the property 

owners and neighboring businesses.   

 

Commissioner Sloan clarified that he understands that the property owners say that they will take 

full responsibility of any issues that may arise.  However, he believes that once they have sold 

the property, the owners will be gone and any problems will become the responsibility of 

someone else.  Having been in the development business, he knows what typically happens in 

these situations.   

 

Mr. Baker pointed out to Commissioner Sloan that this is likely the only opportunity to be “mean 

and nasty” if he had concerns about the development.  By law, once a property is rezoned, then 

the City must approve development applications consistent with that zoning.  By law, the 

Commission is not required to approve zoning changes.  Those are policy issues that the 

Commission and City Council set.   

 

Commissioner Montano asked Paul Hansen for any comments as far as traffic and road concerns.   

 

Paul Hansen reiterated that they don’t have an application for development, just a concept.  They 

haven’t yet been through any of the City Code requirements in terms of traffic or other studies.  

Those studies will be required once an application is filed.  The one factor on traffic is that 2400 

North is not expected to extend across the rail traffic.  Any traffic from 600 East to the end of the 

cul-de-sac will be either the subject properties’ residents or the industrial users on the south side.   

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Hialeah Run at Tooele General Plan, Land Use Element Map amendment request by 

Rob Heywood representing The Ritchie Group, LC for property located at approximately 

600 East 2400 North, application number 2170062, based on the findings and subject to the 

conditions listed in the Staff Report dated March 8, 2017.   Commissioner Montano seconded 

the motion.  The vote was as follows: Commissioner Hammer, “Nay,” Commissioner Smart, 

“Nay,” Commissioner Bevan, “Nay,” Commissioner Sloan, “Aye,” Commissioner Spendlove, 

“Nay,” Commissioner Montano, “Aye,” and Chairman Robinson, “Aye.”  With a 4-3 vote, a 

negative recommendation will be forwarded to the City Council.   

 

 6. Public Hearing and Recommendation on an ordinance amending Tooele City 

 Zoning Map for approximately 8.81 acres located at approximately 600 East 2400 

 North from General Commercial to High Density Residential. 

 

Presented by Rachelle Custer 

 

This item was introduced with item #5. 

 

Chairman Robinson opened the public hearing for the Zoning Map amendment.   
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Rob Heywood came forward again.  He stated that it was the intention of the land owners to have 

this be a legacy asset, to hold it indefinitely and not sell it.   

 

Chairman Robinson closed the public hearing at 8:02 p.m. 

 

Chairman Robinson moved to forward a positive recommendation to the City Council for 

the Hialeah Run at Tooele Zoning Map amendment request by Rob Heywood representing 

The Ritchie Group, LC for property located at approximately 600 East 2400 North, 

application number 2170061, based on the findings and subject to the conditions listed in 

the Staff Report dated March 8, 2017.  Commissioner Montano seconded the motion.  The 

vote was as follows: Commissioner Hammer, “Nay,” Commissioner Smart, “Nay,” 

Commissioner Bevan, “Nay,” Commissioner Sloan, “Nay,” Commissioner Spendlove, “Nay,” 

Commissioner Montano, “Aye,” and Chairman Robinson, “Aye.”  With a 5-2 vote, a negative 

recommendation will be forwarded to the City Council.   
 

 7. Recommendation on preliminary plan approval for Canyon Village – Rust - 

 a 15.75 acre 60 lot residential development to be located at approximately 1800 N. 

 Copper Canyon Drive. 

 

Presented by Rachelle Custer 

 

This application is a request for approval of a preliminary plan for approximately 15.75 acres 

located at approximately 1800 North Copper Canyon Dr. The property is currently zoned HDR 

High Density Residential to be developed into single family homes.  It is proposed to contain 

sixty lots, with a minimum of 7,000 square foot.  There are six 15,000 square foot lots that can 

be developed as dense as a four-plex in this Zoning District.  That will come before the 

Commission in final plats as they phase it out.  This is just preliminary approval for the overall 

layout, roads, utilities, etc.  

 

Pine Canyon Road is in the County and the County has provided the applicant with the right of 

way requirements to include the City’s double frontage requirements.  There is double frontage 

along Copper Canyon Drive and Pine Canyon Road, so they will be required to abide by the 

Tooele City Codes on double frontage standards.   

 

Staff recommends approval of the request for a Preliminary Plan by Adam Nash, representing 

Growth Aid LLC, application number 2160631, subject to the following conditions: 

 

1.  That all requirements of the Tooele City Engineering and Public Works Divisions are 

 satisfied throughout the development of the site and the construction of all buildings on  

 the site, including permitting. 

2.  That all requirements of the Tooele City Building Division are satisfied throughout the 

 development of the site and the construction of all buildings on the site, including 

 permitting. 

3.  That all requirements of the Tooele Fire Department are satisfied throughout the 

 development of the site and the construction of all buildings on the site. 

4.  Plans are to be stamped and signed by a professional engineer, registered in the State of 
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 Utah. 

5.  Double Frontage lot requirements along all double frontage streets, to include 

 establishing an HOA per Tooele City Code 7-19-17.1 shall apply. 

6.  Single family and multi-family design guidelines per Tooele City Code 7-11a and 7-11b  

 shall apply. 

 

Commissioner Bevan moved to forward a positive recommendation to the City Council for 

the Canyon Village – Rust Preliminary Plan, for the purpose of creating 60 residential lots 

at approximately 1800 North Copper Canyon Drive, application number 2160631, based on 

the findings and subject to the conditions listed in the Staff Report dated March 8, 2017. 

Commissioner Sloan seconded the motion.  The vote was as follows: Commissioner Hammer, 

“Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Aye,” Commissioner Sloan, “Aye,” 

Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman Robinson, 

“Aye.” 

 

 8. Review and Approval of Planning Commission Meeting minutes for meeting  

  held February 22nd 2017.   

 

Commissioner Hammer moved to approve the minutes for the meeting held February 22nd, 

2017.  Commissioner Bevan seconded the motion.  The vote was as follows: Commissioner 

Hammer, “Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Aye,” Commissioner 

Sloan, “Aye,” Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman 

Robinson, “Aye.” 

 

Councilman McCall commended the Commission for their professional discussion of the items 

and concerns during the meeting.   

 

 10. Adjourn 
 

Commissioner Bevan moved to adjourn the meeting. Chairman Robinson adjourned the meeting 

at 8:08 p.m. 

 

The content of the minutes is not intended, nor are they submitted, as a verbatim transcription of 

the meeting. These minutes are a brief overview of what occurred at the meeting.  

 

Approved this 22nd day of March, 2017  

 

 

_______________________________________________________  

Matt Robinson, Chairman Tooele City Planning Commission 
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Exhibit A 
 
Zoning change.  
To whom it may concern;  
 
 Skretting is a manufacturing company located here in Tooele at 712 East 2400 North.  The 
company was originally located in Murray, Utah under the operating name Nelson and Sons which was 
privately owned. Nelson and Sons operated in Murray for about 100 years but was forced to relocate 
due to city grow which left no room to expand.  
 In 1996 Nelson & Sons purchased land in Tooele to continue their operation, at that time and 
they also entered into a partnership to purchase approx. 38 acres of land under the name ENS, this was 
to ensure room for further growth but moreover, to protect against residential grow as had happened in 
Murray, Utah.    

Skretting purchased Nelson & Sons in January 2008 and immediately invested another 12 million 
dollars to install new receiving bins.  We have since invested approximately 1 million dollars every year 
since, including 2.8 million in 2016. Skretting Tooele is a growing operation which produced 21,000 MT 
of fish feed in 2016 and we expect to produce 27,000 MT in 2017 for a 23% growth.  

Between Skretting and ENS we have investment in nearly all the land south of 2400 North and 
intend to sell this land for commercial/light industrial use.  We have recently turned down 2 offers which 
would have required the same zoning change that is currently being requested for the land North of 
2400 North.  The reason for not accepting the highly profitable offer was due to safety concerns.  In 
2016 the transport truck traffic on this road was about 30 per/day supplying our 24 hour operation, as 
stated before, we expect to increase sales this year by additional 23% which would result in higher truck 
traffic.  In short, transport trucks and children don’t go well together. 

We have sold off lots of the land for both the medical building and the carwash located on 400 
East.  Our intent is to continue to sell the remaining land for commercial/light industrial use, again this 
would increase transport truck traffic along this road, further endangering young children if a HDR area 
was to be place along this corridor. We take safety very seriously and were shown by us by turning down 
2 offers that were highly profitable, just ensure our residents are not exposed to these traffic dangers.  

Skretting is an active community member and has donated too many groups to help the 
community. Such as;  
•             Tooele Food Bank 
•             Special Olympics Utah 
•             Children’s Wish Foundation International   
•             Huntsman Cancer Institute  
•             Jared McMakin’s Eagle Scout project to build nesting boxes for water fowl 
•             Community softball team 
•             Overlake Elementary Focus on Art Program 
•             Impact (Homeless student fund in Tooele County) 
•             Kickin’ Cancer’s Can 
 •             4-H livestock show in Tooele County 
•             Little league baseball team 
•             Disability Mentoring Day 
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•             Back to School Community Closet 
 •             Scholar Academy Night of the Arts 
Plus hosted the Tooele County School District Special Education Transition program.   
 We are very proud of our community and our support in it, including the many local businesses 
that we support.  
 In closing, we have turned down offers that would require this zoning change on land we own 
due to safety concerns and I hope you would do the same for the land North of 2400 North.  Our 
children are too valuable to be exposed to these risks.  
 
Thank you  
 
  





































TOOELE CITY CORPORATION 

ORDINANCE 2017-10 

AN ORDINANCE OF TOOELE CITY AMENDING THE TOOELE CITY ZONING MAP 
FOR APPROXIMATELY 9.15 ACRES OF PROPERTY LOCATED NEAR 850 NORTH 
100 EAST FROM GENERAL COMMERCIAL (GC) TO HIGH DENSITY RESIDENTIAL 
(HDR) 

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 legislative findings and policies 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 legislative policy 
determinations 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, the City has received an application for zoning map amendments for 
approximately 9 . 1 5  acres of property (the “Property”), comprised of parcels 18- 
099-0-0003 and 18-099-0-0004, being located near 8 5 0 N o r t h 1 0 0 E a s t , as 
shown in the attached Exhibit A; and, 



WHEREAS, the City Administration recommends approval of the zoning map 
amendment application for the amendment of the zoning map for the Property from the 
GC to HDR (see the Staff Report attached as Exhibit B); and, 

WHEREAS, approving the present ordinance will not operate to create any land 
use entitlements other than land use designation under the General Plan, Land Use 
Element and/or the Zoning Map; and, 

WHEREAS, on March 8, 2017, the Planning Commission convened a duly- 
noticed public hearing, accepted public comment, and voted to forward its 
recommendation to the City Council (see Planning Commission minutes attached as 
Exhibit C); and, 

WHEREAS, on , the City Council convened a duly-noticed public 
hearing: 

NOW, THEREFORE, BE IT ORDAINED BY THE TOOELE CITY COUNCIL that: 

1. this Ordinance and its proposed amendments to the zoning map are in the best
interest of the City in that they will further economic development, will make
possible the availability and reliability of critical municipal services, will make
possibility the use of the Property as permitted by law, and are consistent with
the desires of the affected property owners (see Exhibit A); and,

2. the Z oning Map is hereby amended for the property located near 850 North 
100 East as illustrated in Exhibit A, attached.

This Ordinance is necessary for the immediate preservation of the peace, health, 
safety, or welfare of Tooele City and shall become effective immediately upon passage, 
without further publication, by authority of the Tooele City Charter. 

IN WITNESS WHEREOF, this Ordinance is passed by the Tooele City Council 
this  day of _, 20   . 



TOOELE CITY COUNCIL 
(For) (Against) 

ABSTAINING: 

MAYOR OF TOOELE CITY 
(Approved) (Disapproved) 

ATTEST: 

Michelle Y Pitt, City Recorder 

S E A L 

Approved as to Form: 
Roger Evans Baker, Tooele City Attorney 



Exhibit A 

Application for Zoning Amendment 
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TOOELE CITY PLANNING COMMISSION MINUTES 

March 8, 2017 

 

Date: Wednesday, March 8, 2017 

Time: 7:00 p.m. 

Place: Tooele City Hall Council Chambers 

 90 North Main Street, Tooele Utah 

 

Commission Members Present: 

Matt Robinson, Chairman 

Shauna Bevan, Vice-Chairwoman 

Chris Sloan 

Ray Smart 

Melanie Hammer 

Russell Spendlove 

Phil Montano 

Brad Clark 

 

City Employees Present: 

Roger Baker, City Attorney 

Rachelle Custer, City Planner 

Paul Hansen, City Engineer 

 

Council Members Present:   

Chairwoman Winn 

Councilman McCall 

 

Minutes prepared by Cami Cazier. 

 

Chairman Robinson called the meeting to order at 7:00 p.m.  He recognized and welcomed Girl 

Scout Troop #2339. 

 

1. Pledge of Allegiance 
 

The Pledge of Allegiance was led by Chairman Robinson. 

 

2. Roll Call 
 

Matt Robinson, Present 

Shauna Bevan, Present 

Chris Sloan, Present 

Ray Smart, Present 

Melanie Hammer, Present 

Russell Spendlove, Present 

Phil Montano, Present 

Brad Clark, Present 
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 3.  Public Hearing and Recommendation on an ordinance amending Tooele City 

General Plan, Land Use Element Map for approximately 9.15 acres located at 

approximately 850 North 100 East from General Commercial to High Density 

Residential. 

 

Presented by Rachelle Custer 

 

Items #3 and #4 will be introduced together, as they represent the same property. These requests 

are for approval of a General Plan Land Use Element Map amendment and Zoning Map  

amendment for approximately 9.15 acres consisting of parcels 18-099-0-0003 and 18-099-0-

0004 located at approximately 850 North 100 East. The property is currently zoned GC General 

Commercial. The applicant is requesting an HDR Zoning District to construct 125 townhomes.  

The proposal will consist of sixteen buildings and three acres of open space with playground 

equipment and a basketball court.  The HDR Zoning District allows for up to sixteen units per 

acre; the proposal is for approximately fourteen units per acre.  This is strictly a request for a 

General Plan Land Use Element Map and Zoning Map amendment.  This does not approve any 

development, unit numbers, etc.  The applicant will have to come back and go through the 

subdivision and site plan approval process for multi-family at the time he decides to develop.   

 

The property to the north is Scholar Academy and the property to the south is Lakeview 

Apartments. The property to the west is commercial development and east is zoned R1-7 for 

single family residential uses. High density residential generally creates a good buffer between 

commercial and single family residential uses. 

 

Staff recommends approval of the request for a General Plan, Land Use Element Map 

amendment Matt Carter, application number 2170087, subject to the following conditions: 

 

 1. That all requirements of the Tooele City Community Development and Public  

  Works Department are satisfied throughout the development of the site and the  

  construction of all buildings on the site, including provision of municipal type  

  utilities and permitting. 

 2.  Any proposed development for any portion of the property will be required to  

  address and install any and all infrastructure and municipal-type utilities needed  

  to service the project to the satisfaction of the Community Development and  

  Public Works Department. 

 

Chairman Robinson asked the Commission for any questions or concerns. 

 

Commissioner Smart expressed a concern about the past drought conditions for Tooele City and 

the availability of water for other new housing developments as well as this property.   

 

Ms. Custer responded that each development is required to bring their own water rights.  The 

State only allots so many water rights per aquifer, so they will be required to bring water rights 

in from the State.   
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Commissioner Smart asked if the State has done tests to measure the amount of water available.   

 

Ms. Custer responded that the City continually develops new water sources to provide for the 

community.   

 

Chairman Robinson opened the public hearing.  Per Mr. Baker’s suggestion, Chairman Robinson 

stated that all public comments for this item will apply to both the Land Use Element Map 

amendment and the Zoning Map amendment, as they both refer to the same property. 

 

Andrea Cahoon came forward.  She was representing the purchaser of the property.  As a 

resident of Tooele City, she believes that the location for this development is perfect because it’s 

close to grocery stores, a school, and Main Street.  She couldn’t think of any good commercial 

uses for the property.   

 

Chairman Robinson closed the public hearing at 7:08 p.m. 

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Mountainview Townhomes General Plan, Land Use Element Map amendment request 

by Matt Carter for property located at approximately 850 North 100 East, application 

number 2170087, based on the findings and subject to the conditions listed in the Staff 

Report dated March 8, 2017.  Commissioner Hammer seconded the motion.  The vote was as 

follows: Commissioner Hammer, “Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, 

“Nay,” Commissioner Sloan, “Aye,” Commissioner Spendlove, “Aye,” Commissioner Montano, 

“Aye,” and Chairman Robinson, “Aye.” 

 

 4. Public Hearing and Recommendation on an ordinance amending Tooele City 

 Zoning Map for approximately 9.15 acres located at approximately 850 North 100 

 East from General Commercial to High Density Residential.  

 

Presented by Rachelle Custer 

 

This item was introduced with item #3. 

 

Chairman Robinson opened the public hearing for the Zoning Map amendment.  There were no 

additional comments. 

 

Chairman Robinson closed the public hearing at 7:10 p.m. 

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Mountainview Townhomes Zoning Map amendment request by Matt Carter for 

property located at approximately 850 North 100 East, application number 2170087, based 

on the findings and subject to the conditions listed in the Staff Report dated March 8, 2017.   

Commissioner Hammer seconded the motion.  The vote was as follows: Commissioner Hammer, 

“Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Nay,” Commissioner Sloan, “Aye,” 

Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman Robinson, 

“Aye.” 



 

4 | P a g e   P l a n n i n g  C o m m i s s i o n  
3 / 0 8 / 2 0 1 7  

 

Community Development Department 

 

 5. Public Hearing and Recommendation on an ordinance amending Tooele City 

 General Plan, Land Use Element Map for approximately 8.81 acres located at 

 approximately 600 East 2400 North from General Commercial to High Density 

 Residential. 

 

Presented by Rachelle Custer 

 

Items #5 and #6 will be introduced together, as they represent the same property. This 

application is a request for approval of a General Plan, Land Use Element Map amendment and 

Zoning Map amendment for approximately 8.81 acres located on the east side of SR 36, at 

approximately 600 East 2400 North. The property is currently zoned GC General Commercial. 

The applicant is requesting a High Density Residential zoning to construct 38 to 54 townhomes 

and 96 garden style, walk up apartments. High Density Residential does allow up to 16 units per 

acre which would allow for a maximum of 140 units.  The parcel is 19.61 acres with 600 East 

master planned to divide the parcel.  The applicant is leaving the west 8 acres as General 

Commercial retail development with the east 8.81 acres proposed to be High Density 

Residential.  The property to the west is General Commercial, and north is zoned Research and 

Development which is a Commercial Land Use.  South is Light Industrial and is currently 

developed with Light Industrial uses and some medical offices.  East is zoned Rural Residential 

and is in the County. 

 

There is a property owner in opposition of this amendment.  More information was included in 

the Commissioner’s packets.   One of the existing businesses has a concern regarding mixing 

children and families that come with High Density Residential with industrial truck traffic.  Ms. 

Custer also received a phone call from another adjacent property owner who did not submit 

anything in writing.  However, he expressed that he supports the High Density Residential on the 

east portion of the lot, but strongly feels the west portion should remain General Commercial.     

 

This is strictly a request for a General Plan Land Use Element Map and Zoning Map amendment.  

This does not give any development rights or approvals.  The applicant will have to come back 

and meet all of Tooele City’s Codes with their development for any approvals.  

 

Staff recommends approval of the request for a General Plan, Land Use Element Map 

amendment by Rob Heywood representing The Ritchie Group, LC, application number 2170062, 

subject to the following conditions: 

 

1.  That all requirements of the Tooele City Community Development and Public 

 Works Department are satisfied throughout the development of the site and the 

 construction of all buildings on the site, including provision of municipal type 

 utilities and permitting. 

2.  Any proposed development for any portion of the property will be required to 

 address and install any and all infrastructure and municipal-type utilities needed 

 to service the project to the satisfaction of the Community Development and 

 Public Works Department. 
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Chairman Robinson asked the Commission for any questions or concerns. 

 

Commissioner Sloan asked for clarification on the map shown overhead for the adjacent property 

owner’s area of concern.   

 

Ms. Custer referred to the photo and pointed out the area in question.  She also pointed out a dirt 

road that would separate the High Density Residential and the General Commercial.   

 

Chairman Robinson opened the public hearing for both the Land Use Element Map amendment 

and the Zoning Map amendment, as they both refer to the same property. 

 

Alan Cohen came forward.  He, along with his sons that were also present, are the owners of the 

subject property.  They are also the sole owners of an LLC called Bear-All, LLC, which has title 

to the subject property.  His family has been in business in Salt Lake City for 90 years.  

Currently, his sons, who are the fourth generation of their business, are the managers.  As a 

means of diversifying themselves, they purchased this land about 10-11 years ago in the height 

of the real estate boom.  It was their intention to hold the property 3-5 years and then team up 

with developers or put it up for sale.  At the time, the property was in the Greenbelt.  Believing 

that Tooele was in a growth phase, they chose to change the zoning.  Shortly after however, the 

real estate market crashed.   

 

They have tried to sell the land as a Commercial Property for the past 6-7 years but have been 

unsuccessful.  They have used four different real estate agents and have used various pricing 

strategies and incentives.  They have also utilized the internet, direct mail and other resources, all 

to no avail.  Based on the advice of several qualified experts, they decided to build apartments on 

half the property and retain the other half as Commercial.  They have already been approached 

by at least two developers who are interested in the Commercial side.   

 

Mr. Cohen believes this to be a growth opportunity not only for them, but for the surrounding 

businesses that currently exist, including the medical offices, fast food restaurants, gas station, 

Home Depot, and adjacent furniture store.  He believes that Tooele City will attain growth 

through the tax base.  He also believes the UTA Park & Ride will be an advantage to everyone.  

He expressed his gratitude to Rachelle Custer and Paul Hansen for their assistance in this 

process.   

 

James Knight came forward next.  He represented Skretting, which is a fish feed manufacturer 

near the subject property.  He asked for the color satellite photo of the subject property to be 

shown overhead again.  He mentioned a letter that he had given to the Commission in regards to 

his concerns for these amendments.  This letter is attached to the minutes as Exhibit A.  

 

Skretting purchased their land from a private owner in 2008, which was Nelson and Sons.  

Nelson and Sons is still the corporate entity name that they use, however they operate under 

Skretting.  Nelson and Sons was originally located in Murray, Utah and operated there for about 

100 years.  Over that time, the city grew and they had to find another place to relocate.  When 

they purchased the land in Tooele around 1996, there was concern that the same situation would 

occur; that the city would develop residential areas around them.   
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Mr. Knight pointed out that the land south and east of 2400 North belongs either to Skretting or 

ENS, a joint partnership of Skretting’s. That land is all zoned Light Industrial and they have no 

intent to sell that land for residential use.  Also near the subject property is C.R. England, which 

also has truck traffic.  Clean Harbors is also nearby, which takes care of industrial hazardous 

waste.  The land for the medical buildings to the west was purchased from Skretting, as well as 

the Pit Stop Carwash.  It is Skretting’s intent to continue to sell their land for light industrial use. 

 

Mr. Knight stated that Skretting has been actively involved in the community and employ many 

residents of Tooele.  They predict a 23% growth in their business this year.  Their main concern 

is safety for the City’s residents, and they believe that transport trucks and children just don’t go 

well together.   

 

Commissioner Sloan asked for more specific details about truck traffic in the subject area, such 

as how many per day.  Mr. Knight answered that about 3,000 trucks traveled through their area 

last year, and they predict even more this year as a result of the predicted 23% business growth.  

He also pointed out that they operate 24 hours/day, even in the winter when it gets dark earlier.  

This is a concern because High Density Residential typically brings young families, and Mr. 

Knight worries about young children around the busy truck traffic. 

 

Mary Alice Shields-Watkins came forward next.  She represented the land directly to the east of 

the subject property.  It is zoned RR-5 and is in the County.  It’s approximately 150 acres and 

they have no intention of disposing of or selling the land.  Her concern is trespassing on their 

property.  It is currently being farmed.  Trespassers have used a dirt road that runs along the 

north side of the railroad tracks and it has creeped further north, getting closer to Droubay Road.  

She is concerned that use of this dirt road will increase with residential development in the area.   

 

Mr. Baker pointed out that this is a rail crossing that would not be allowed by the railroad to be 

developed or improved in any way.  It’s not part of the City’s transportation master plan.  Any 

development of any nature on that property would probably require something obstructing traffic 

crossing the railroad.   

 

Commissioner Hammer asked for clarification about which property Mr. Baker was referring to.  

Mr. Baker responded that he was referring to any property developed in the City that was on the 

west side of and adjacent to the railroad tracks.  They probably would be required to obstruct the 

crossing of those tracks from that development.   

 

Rob Heywood came forward to address the Commission next.  He works for the Ritchie Group, 

which is the development partner for the Cohen brothers on this property.  He referenced the 

letter from James Knight, which addressed the concerns of Skretting.  Mr. Heywood wanted to 

address the traffic concerns pointed out in the letter.  He doesn’t believe that this truck traffic is 

different from other truck traffic throughout the rest of the City.  While he shares concern for 

children, he assured the Commission that traffic engineers and the site design plan team would 

consider those issues when developing the site.  He stated that while all the land to the south of 

2400 was in control of Skretting, they also desired to have control of their land to the north of the 

subject property.  With the coming growth of that area, whether Light Industrial or Commercial, 
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housing is a chief need for the workforce employees.  Their market research shows that there is a 

demand for housing in Tooele City, and they hope to be able to provide a beautiful, desirable 

place to live that is close to many of the work opportunities provided by Skretting and others.   

 

Commissioner Smart expressed a concern about the odor coming from the Skretting facility.  He 

related a story about his family’s dairy that was constantly taken to court over the smell, and they 

eventually gave up the business over it.   He worries that potential residents would complain to 

Skretting enough to run them out.  

 

Mr. Heywood responded that the odor problem was an issue that they had been researching.  He 

has personally conducted many “sniff tests” and believes that the traffic issue is more of a 

problem than the smell. 

 

Mr. Cohen returned to the podium to talk about research that they have conducted on the smell 

problem.  He passed out folders to the Commission that held the research data that he has 

compiled. This information is included at the end of these minutes.  Mr. Cohen made sixteen 

visits to the subject property on various dates and times beginning Oct. 25, 2016 and ending on 

Feb. 28, 2017.  At no time did he observe any unusual odors.  His research includes wind speeds 

and direction as provided by the National Weather Service of Salt Lake City. Mr. Cohen 

admitted that the research he conducted was not scientific. However, he concluded that if such a 

problem exists, it is slight and insignificant to his investment goals and that the risk, if any, is his 

and is acceptable.  

 

Commissioner Spendlove remarked that he believes the smell to be a problem, and noticed it just 

that morning near Home Depot.  He worries that it will negatively affect the property owner’s 

ability to find tenants.   

 

Mr. Cohen responded that he has tried to find ways to monitor the air on a continuing basis, but 

has been unable to find such equipment.  He reiterated that he is satisfied with the risk.   

 

Mr. Knight returned to the podium.  He did not receive a copy of the odor study conducted by 

Mr. Cohen.  He was uncomfortable that the data was not scientific.  He was also concerned that 

he was not aware of Mr. Cohen making visits to his property.  Mr. Knight pointed out that his 

facility did not operate during the month of December, and January and February were slow 

months.  As a result, the odor issue should not have been a problem anyway during those months 

when Mr. Cohen conducted his study.  Their busy time is during the summer, when children are 

outside more often.  Mr. Knight also mentioned that his company continues to make efforts to 

help the odor problem. 

 

Chairman Robinson closed the public hearing at 7:45 p.m. 

 

At the advice of Mr. Baker, Chairman Robinson stated that the letter from Skretting and the 

research study and accompanying letter be included as part of the public comments in the public 

hearing.   
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Mr. Baker added to the discussion that he has lived or worked in Tooele since 1993, and while 

driving on SR-36 has noticed that under moist, winter conditions with a north breeze, the air is 

pungent.  Mr. Baker spoke with Chris Nelson and his brothers in 1995, 1996, and several times 

after that.  He recalled being told by them that they were forced to leave West Jordan because of 

odor concerns from encroaching residential development.  The complaints about the odor 

became very strong from the residents.  When Nelson and Sons moved to their current location 

in Tooele, it was outside the Tooele City limits and was the Tooele County Industrial Park.  The 

land was developed by the County and then became owned by the England family and others.  It 

was annexed sometime later, and at that time, the Nelsons expressed to Mr. Baker why they 

moved out here and expressed concern that the situation may happen to them again, i.e., conflicts 

due to residential development encroaching on their facility. 

 

Commissioner Sloan asked Mr. Baker who instigated the annexation request, the City or 

property owners?   

 

Mr. Baker didn’t recall, but believes it may or may not have been part of the Tooele Associates 

Annexation that happened about the same time.   

 

Commissioner Montano related a story about a similar issue regarding the Brickyard Plaza in 

Salt Lake City.  They were also forced to relocate as a result of their operations bothering nearby 

residents.  Commissioner Montano is very familiar with the subject property and is aware of the 

odor, but commended the facility for their continued attempts at improving the problem.  It is 

much better than it was in the past.   

 

Commissioner Montano also expressed his favorable view of personal property rights.  He 

believes that property owners have the right to develop their property as needed, and diversifying 

may be the best solution to protect their investment.   

 

Commissioner Sloan was in agreement with Commissioner Montano about being pro personal 

property rights.  He is in the real estate profession, and has been a part of situations similar to 

this one.  Commissioner Sloan remarked that in the state of Utah, less than 23% of the housing is 

available to people making less than $50,000 per year.  Market studies indicate that we have a 

tremendous housing shortage, especially rental properties.   

 

Commissioner Sloan admitted that he was struggling with this issue.  He agreed that the subject 

property could be a nice, walkable community.  Additionally, he said that nothing makes a better 

buffer between Commercial and Residential than High Density Residential.  Odor and traffic 

issues aside, he stated that he was likely to favor the property owner in this situation because it is 

in the public good to develop this sort of product in this area.  In our City, we constantly hear of 

the need for commercial opportunities.  Despite the fact that people believe that if we build a 

Costco, people will move here, it actually works the other way around.  Without appropriate 

housing, we are unlikely to get new commercial businesses.  That being said, Commissioner 

Sloan warned that he will be “mean and nasty” when an actual development plan comes before 

the Commission, particularly with the traffic and safety issues. 

 



 

9 | P a g e   P l a n n i n g  C o m m i s s i o n  
3 / 0 8 / 2 0 1 7  

 

Community Development Department 

Commissioner Smart added that he agrees with supporting personal property rights.  However, 

he believes that the property owners are fully aware of the situation, and they know that once 

people move in, the residents have the ability to complain and create problems for the property 

owners and neighboring businesses.   

 

Commissioner Sloan clarified that he understands that the property owners say that they will take 

full responsibility of any issues that may arise.  However, he believes that once they have sold 

the property, the owners will be gone and any problems will become the responsibility of 

someone else.  Having been in the development business, he knows what typically happens in 

these situations.   

 

Mr. Baker pointed out to Commissioner Sloan that this is likely the only opportunity to be “mean 

and nasty” if he had concerns about the development.  By law, once a property is rezoned, then 

the City must approve development applications consistent with that zoning.  By law, the 

Commission is not required to approve zoning changes.  Those are policy issues that the 

Commission and City Council set.   

 

Commissioner Montano asked Paul Hansen for any comments as far as traffic and road concerns.   

 

Paul Hansen reiterated that they don’t have an application for development, just a concept.  They 

haven’t yet been through any of the City Code requirements in terms of traffic or other studies.  

Those studies will be required once an application is filed.  The one factor on traffic is that 2400 

North is not expected to extend across the rail traffic.  Any traffic from 600 East to the end of the 

cul-de-sac will be either the subject properties’ residents or the industrial users on the south side.   

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Hialeah Run at Tooele General Plan, Land Use Element Map amendment request by 

Rob Heywood representing The Ritchie Group, LC for property located at approximately 

600 East 2400 North, application number 2170062, based on the findings and subject to the 

conditions listed in the Staff Report dated March 8, 2017.   Commissioner Montano seconded 

the motion.  The vote was as follows: Commissioner Hammer, “Nay,” Commissioner Smart, 

“Nay,” Commissioner Bevan, “Nay,” Commissioner Sloan, “Aye,” Commissioner Spendlove, 

“Nay,” Commissioner Montano, “Aye,” and Chairman Robinson, “Aye.”  With a 4-3 vote, a 

negative recommendation will be forwarded to the City Council.   

 

 6. Public Hearing and Recommendation on an ordinance amending Tooele City 

 Zoning Map for approximately 8.81 acres located at approximately 600 East 2400 

 North from General Commercial to High Density Residential. 

 

Presented by Rachelle Custer 

 

This item was introduced with item #5. 

 

Chairman Robinson opened the public hearing for the Zoning Map amendment.   

 



 

10 | P a g e   P l a n n i n g  C o m m i s s i o n  
3 / 0 8 / 2 0 1 7  

 

Community Development Department 

Rob Heywood came forward again.  He stated that it was the intention of the land owners to have 

this be a legacy asset, to hold it indefinitely and not sell it.   

 

Chairman Robinson closed the public hearing at 8:02 p.m. 

 

Chairman Robinson moved to forward a positive recommendation to the City Council for 

the Hialeah Run at Tooele Zoning Map amendment request by Rob Heywood representing 

The Ritchie Group, LC for property located at approximately 600 East 2400 North, 

application number 2170061, based on the findings and subject to the conditions listed in 

the Staff Report dated March 8, 2017.  Commissioner Montano seconded the motion.  The 

vote was as follows: Commissioner Hammer, “Nay,” Commissioner Smart, “Nay,” 

Commissioner Bevan, “Nay,” Commissioner Sloan, “Nay,” Commissioner Spendlove, “Nay,” 

Commissioner Montano, “Aye,” and Chairman Robinson, “Aye.”  With a 5-2 vote, a negative 

recommendation will be forwarded to the City Council.   
 

 7. Recommendation on preliminary plan approval for Canyon Village – Rust - 

 a 15.75 acre 60 lot residential development to be located at approximately 1800 N. 

 Copper Canyon Drive. 

 

Presented by Rachelle Custer 

 

This application is a request for approval of a preliminary plan for approximately 15.75 acres 

located at approximately 1800 North Copper Canyon Dr. The property is currently zoned HDR 

High Density Residential to be developed into single family homes.  It is proposed to contain 

sixty lots, with a minimum of 7,000 square foot.  There are six 15,000 square foot lots that can 

be developed as dense as a four-plex in this Zoning District.  That will come before the 

Commission in final plats as they phase it out.  This is just preliminary approval for the overall 

layout, roads, utilities, etc.  

 

Pine Canyon Road is in the County and the County has provided the applicant with the right of 

way requirements to include the City’s double frontage requirements.  There is double frontage 

along Copper Canyon Drive and Pine Canyon Road, so they will be required to abide by the 

Tooele City Codes on double frontage standards.   

 

Staff recommends approval of the request for a Preliminary Plan by Adam Nash, representing 

Growth Aid LLC, application number 2160631, subject to the following conditions: 

 

1.  That all requirements of the Tooele City Engineering and Public Works Divisions are 

 satisfied throughout the development of the site and the construction of all buildings on  

 the site, including permitting. 

2.  That all requirements of the Tooele City Building Division are satisfied throughout the 

 development of the site and the construction of all buildings on the site, including 

 permitting. 

3.  That all requirements of the Tooele Fire Department are satisfied throughout the 

 development of the site and the construction of all buildings on the site. 

4.  Plans are to be stamped and signed by a professional engineer, registered in the State of 
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 Utah. 

5.  Double Frontage lot requirements along all double frontage streets, to include 

 establishing an HOA per Tooele City Code 7-19-17.1 shall apply. 

6.  Single family and multi-family design guidelines per Tooele City Code 7-11a and 7-11b  

 shall apply. 

 

Commissioner Bevan moved to forward a positive recommendation to the City Council for 

the Canyon Village – Rust Preliminary Plan, for the purpose of creating 60 residential lots 

at approximately 1800 North Copper Canyon Drive, application number 2160631, based on 

the findings and subject to the conditions listed in the Staff Report dated March 8, 2017. 

Commissioner Sloan seconded the motion.  The vote was as follows: Commissioner Hammer, 

“Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Aye,” Commissioner Sloan, “Aye,” 

Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman Robinson, 

“Aye.” 

 

 8. Review and Approval of Planning Commission Meeting minutes for meeting  

  held February 22nd 2017.   

 

Commissioner Hammer moved to approve the minutes for the meeting held February 22nd, 

2017.  Commissioner Bevan seconded the motion.  The vote was as follows: Commissioner 

Hammer, “Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Aye,” Commissioner 

Sloan, “Aye,” Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman 

Robinson, “Aye.” 

 

Councilman McCall commended the Commission for their professional discussion of the items 

and concerns during the meeting.   

 

 10. Adjourn 
 

Commissioner Bevan moved to adjourn the meeting. Chairman Robinson adjourned the meeting 

at 8:08 p.m. 

 

The content of the minutes is not intended, nor are they submitted, as a verbatim transcription of 

the meeting. These minutes are a brief overview of what occurred at the meeting.  

 

Approved this 22nd day of March, 2017  

 

 

_______________________________________________________  

Matt Robinson, Chairman Tooele City Planning Commission 
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Exhibit A 
 
Zoning change.  
To whom it may concern;  
 
 Skretting is a manufacturing company located here in Tooele at 712 East 2400 North.  The 
company was originally located in Murray, Utah under the operating name Nelson and Sons which was 
privately owned. Nelson and Sons operated in Murray for about 100 years but was forced to relocate 
due to city grow which left no room to expand.  
 In 1996 Nelson & Sons purchased land in Tooele to continue their operation, at that time and 
they also entered into a partnership to purchase approx. 38 acres of land under the name ENS, this was 
to ensure room for further growth but moreover, to protect against residential grow as had happened in 
Murray, Utah.    

Skretting purchased Nelson & Sons in January 2008 and immediately invested another 12 million 
dollars to install new receiving bins.  We have since invested approximately 1 million dollars every year 
since, including 2.8 million in 2016. Skretting Tooele is a growing operation which produced 21,000 MT 
of fish feed in 2016 and we expect to produce 27,000 MT in 2017 for a 23% growth.  

Between Skretting and ENS we have investment in nearly all the land south of 2400 North and 
intend to sell this land for commercial/light industrial use.  We have recently turned down 2 offers which 
would have required the same zoning change that is currently being requested for the land North of 
2400 North.  The reason for not accepting the highly profitable offer was due to safety concerns.  In 
2016 the transport truck traffic on this road was about 30 per/day supplying our 24 hour operation, as 
stated before, we expect to increase sales this year by additional 23% which would result in higher truck 
traffic.  In short, transport trucks and children don’t go well together. 

We have sold off lots of the land for both the medical building and the carwash located on 400 
East.  Our intent is to continue to sell the remaining land for commercial/light industrial use, again this 
would increase transport truck traffic along this road, further endangering young children if a HDR area 
was to be place along this corridor. We take safety very seriously and were shown by us by turning down 
2 offers that were highly profitable, just ensure our residents are not exposed to these traffic dangers.  

Skretting is an active community member and has donated too many groups to help the 
community. Such as;  
•             Tooele Food Bank 
•             Special Olympics Utah 
•             Children’s Wish Foundation International   
•             Huntsman Cancer Institute  
•             Jared McMakin’s Eagle Scout project to build nesting boxes for water fowl 
•             Community softball team 
•             Overlake Elementary Focus on Art Program 
•             Impact (Homeless student fund in Tooele County) 
•             Kickin’ Cancer’s Can 
 •             4-H livestock show in Tooele County 
•             Little league baseball team 
•             Disability Mentoring Day 
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•             Back to School Community Closet 
 •             Scholar Academy Night of the Arts 
Plus hosted the Tooele County School District Special Education Transition program.   
 We are very proud of our community and our support in it, including the many local businesses 
that we support.  
 In closing, we have turned down offers that would require this zoning change on land we own 
due to safety concerns and I hope you would do the same for the land North of 2400 North.  Our 
children are too valuable to be exposed to these risks.  
 
Thank you  
 
  





































TOOELE CITY CORPORATION 

ORDINANCE 2017-11 

AN ORDINANCE OF TOOELE CITY AMENDING THE TOOELE CITY GENERAL 
PLAN, LAND USE ELEMENT FROM GENERAL COMMERCIAL (GC) TO HIGH 
DENSITY RESIDENTIAL (HDR) FOR APPROXIMATELY 8.81 ACRES LOCATED AT 
APPROXIMATELY 600 EAST 2400 NORTH 

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 legislative findings and policies 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 legislative policy 
determinations 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, the City has received an application for General Plan, Land Use 
Element Map amendments for approximately 8 . 8 1  acres of property (the 
“Property”), comprised of a  p o r t i o n  o f  parcel 0 2 - 1 4 4 - 0 - 0 0 4 0 , as shown in 
the attached Exhibit A; and, 



WHEREAS, the City Administration recommends approval of the General Plan, 
Land Use Element amendment application for the amendment of the General Plan, 
Land Use Element for the Property from the General Commercial (GC) land use 
designations to the High Density Residential (HDR) land use designation (see the Staff 
Report attached as Exhibit B); and, 

WHEREAS, approving the present ordinance will not operate to create any land 
use entitlements other than land use designation under the General Plan, Land Use 
Element and/or the Zoning Map; and, 

WHEREAS, on March 8, 2017 the Planning Commission convened a duly- 
noticed public hearing, accepted public comment, and voted to forward its 
recommendation to the City Council (see Planning Commission minutes attached as 
Exhibit C); and, 

WHEREAS, on , the City Council convened a duly-noticed public 
hearing: 

NOW, THEREFORE, BE IT ORDAINED BY THE TOOELE CITY COUNCIL that: 

1. this Ordinance and its proposed amendments to the General Plan, Land Use
Element are in the best interest of the City in that they will further economic
development, will make possible the availability and reliability of critical municipal
services, will make possibility the use of the Property as permitted by law, and
are consistent with the desires of the affected property owners (see Exhibit A);
and,

2. the General Plan, Land Use Element is hereby amended for the property located
near 600 East 2400 North as illustrated in Exhibit A, attached.

This Ordinance is necessary for the immediate preservation of the peace, health, 
safety, or welfare of Tooele City and shall become effective immediately upon passage, 
without further publication, by authority of the Tooele City Charter. 

IN WITNESS WHEREOF, this Ordinance is passed by the Tooele City Council 
this  day of _, 2017. 



TOOELE CITY COUNCIL 
(For) (Against) 

ABSTAINING: 

MAYOR OF TOOELE CITY 
(Approved) (Disapproved) 

ATTEST: 

Michelle Y Pitt, City Recorder 

S E A L 

Approved as to Form: 
Roger Evans Baker, Tooele City Attorney 



Exhibit A 
 
 
 

Application for General Plan, Land Use 
Element Map amendment 
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EXHIBIT B 

PROPOSED DEVELOPMENT PLANS  

APPLICANT SUBMITTED INFORMATION 



 

Exhibit C 
 
 

Planning Commission Meeting Minutes 



 

1 | P a g e   P l a n n i n g  C o m m i s s i o n  
3 / 0 8 / 2 0 1 7  

 

Community Development Department 

TOOELE CITY PLANNING COMMISSION MINUTES 

March 8, 2017 

 

Date: Wednesday, March 8, 2017 

Time: 7:00 p.m. 

Place: Tooele City Hall Council Chambers 

 90 North Main Street, Tooele Utah 

 

Commission Members Present: 

Matt Robinson, Chairman 

Shauna Bevan, Vice-Chairwoman 

Chris Sloan 

Ray Smart 

Melanie Hammer 

Russell Spendlove 

Phil Montano 

Brad Clark 

 

City Employees Present: 

Roger Baker, City Attorney 

Rachelle Custer, City Planner 

Paul Hansen, City Engineer 

 

Council Members Present:   

Chairwoman Winn 

Councilman McCall 

 

Minutes prepared by Cami Cazier. 

 

Chairman Robinson called the meeting to order at 7:00 p.m.  He recognized and welcomed Girl 

Scout Troop #2339. 

 

1. Pledge of Allegiance 
 

The Pledge of Allegiance was led by Chairman Robinson. 

 

2. Roll Call 
 

Matt Robinson, Present 

Shauna Bevan, Present 

Chris Sloan, Present 

Ray Smart, Present 

Melanie Hammer, Present 

Russell Spendlove, Present 

Phil Montano, Present 

Brad Clark, Present 
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 3.  Public Hearing and Recommendation on an ordinance amending Tooele City 

General Plan, Land Use Element Map for approximately 9.15 acres located at 

approximately 850 North 100 East from General Commercial to High Density 

Residential. 

 

Presented by Rachelle Custer 

 

Items #3 and #4 will be introduced together, as they represent the same property. These requests 

are for approval of a General Plan Land Use Element Map amendment and Zoning Map  

amendment for approximately 9.15 acres consisting of parcels 18-099-0-0003 and 18-099-0-

0004 located at approximately 850 North 100 East. The property is currently zoned GC General 

Commercial. The applicant is requesting an HDR Zoning District to construct 125 townhomes.  

The proposal will consist of sixteen buildings and three acres of open space with playground 

equipment and a basketball court.  The HDR Zoning District allows for up to sixteen units per 

acre; the proposal is for approximately fourteen units per acre.  This is strictly a request for a 

General Plan Land Use Element Map and Zoning Map amendment.  This does not approve any 

development, unit numbers, etc.  The applicant will have to come back and go through the 

subdivision and site plan approval process for multi-family at the time he decides to develop.   

 

The property to the north is Scholar Academy and the property to the south is Lakeview 

Apartments. The property to the west is commercial development and east is zoned R1-7 for 

single family residential uses. High density residential generally creates a good buffer between 

commercial and single family residential uses. 

 

Staff recommends approval of the request for a General Plan, Land Use Element Map 

amendment Matt Carter, application number 2170087, subject to the following conditions: 

 

 1. That all requirements of the Tooele City Community Development and Public  

  Works Department are satisfied throughout the development of the site and the  

  construction of all buildings on the site, including provision of municipal type  

  utilities and permitting. 

 2.  Any proposed development for any portion of the property will be required to  

  address and install any and all infrastructure and municipal-type utilities needed  

  to service the project to the satisfaction of the Community Development and  

  Public Works Department. 

 

Chairman Robinson asked the Commission for any questions or concerns. 

 

Commissioner Smart expressed a concern about the past drought conditions for Tooele City and 

the availability of water for other new housing developments as well as this property.   

 

Ms. Custer responded that each development is required to bring their own water rights.  The 

State only allots so many water rights per aquifer, so they will be required to bring water rights 

in from the State.   
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Commissioner Smart asked if the State has done tests to measure the amount of water available.   

 

Ms. Custer responded that the City continually develops new water sources to provide for the 

community.   

 

Chairman Robinson opened the public hearing.  Per Mr. Baker’s suggestion, Chairman Robinson 

stated that all public comments for this item will apply to both the Land Use Element Map 

amendment and the Zoning Map amendment, as they both refer to the same property. 

 

Andrea Cahoon came forward.  She was representing the purchaser of the property.  As a 

resident of Tooele City, she believes that the location for this development is perfect because it’s 

close to grocery stores, a school, and Main Street.  She couldn’t think of any good commercial 

uses for the property.   

 

Chairman Robinson closed the public hearing at 7:08 p.m. 

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Mountainview Townhomes General Plan, Land Use Element Map amendment request 

by Matt Carter for property located at approximately 850 North 100 East, application 

number 2170087, based on the findings and subject to the conditions listed in the Staff 

Report dated March 8, 2017.  Commissioner Hammer seconded the motion.  The vote was as 

follows: Commissioner Hammer, “Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, 

“Nay,” Commissioner Sloan, “Aye,” Commissioner Spendlove, “Aye,” Commissioner Montano, 

“Aye,” and Chairman Robinson, “Aye.” 

 

 4. Public Hearing and Recommendation on an ordinance amending Tooele City 

 Zoning Map for approximately 9.15 acres located at approximately 850 North 100 

 East from General Commercial to High Density Residential.  

 

Presented by Rachelle Custer 

 

This item was introduced with item #3. 

 

Chairman Robinson opened the public hearing for the Zoning Map amendment.  There were no 

additional comments. 

 

Chairman Robinson closed the public hearing at 7:10 p.m. 

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Mountainview Townhomes Zoning Map amendment request by Matt Carter for 

property located at approximately 850 North 100 East, application number 2170087, based 

on the findings and subject to the conditions listed in the Staff Report dated March 8, 2017.   

Commissioner Hammer seconded the motion.  The vote was as follows: Commissioner Hammer, 

“Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Nay,” Commissioner Sloan, “Aye,” 

Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman Robinson, 

“Aye.” 
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 5. Public Hearing and Recommendation on an ordinance amending Tooele City 

 General Plan, Land Use Element Map for approximately 8.81 acres located at 

 approximately 600 East 2400 North from General Commercial to High Density 

 Residential. 

 

Presented by Rachelle Custer 

 

Items #5 and #6 will be introduced together, as they represent the same property. This 

application is a request for approval of a General Plan, Land Use Element Map amendment and 

Zoning Map amendment for approximately 8.81 acres located on the east side of SR 36, at 

approximately 600 East 2400 North. The property is currently zoned GC General Commercial. 

The applicant is requesting a High Density Residential zoning to construct 38 to 54 townhomes 

and 96 garden style, walk up apartments. High Density Residential does allow up to 16 units per 

acre which would allow for a maximum of 140 units.  The parcel is 19.61 acres with 600 East 

master planned to divide the parcel.  The applicant is leaving the west 8 acres as General 

Commercial retail development with the east 8.81 acres proposed to be High Density 

Residential.  The property to the west is General Commercial, and north is zoned Research and 

Development which is a Commercial Land Use.  South is Light Industrial and is currently 

developed with Light Industrial uses and some medical offices.  East is zoned Rural Residential 

and is in the County. 

 

There is a property owner in opposition of this amendment.  More information was included in 

the Commissioner’s packets.   One of the existing businesses has a concern regarding mixing 

children and families that come with High Density Residential with industrial truck traffic.  Ms. 

Custer also received a phone call from another adjacent property owner who did not submit 

anything in writing.  However, he expressed that he supports the High Density Residential on the 

east portion of the lot, but strongly feels the west portion should remain General Commercial.     

 

This is strictly a request for a General Plan Land Use Element Map and Zoning Map amendment.  

This does not give any development rights or approvals.  The applicant will have to come back 

and meet all of Tooele City’s Codes with their development for any approvals.  

 

Staff recommends approval of the request for a General Plan, Land Use Element Map 

amendment by Rob Heywood representing The Ritchie Group, LC, application number 2170062, 

subject to the following conditions: 

 

1.  That all requirements of the Tooele City Community Development and Public 

 Works Department are satisfied throughout the development of the site and the 

 construction of all buildings on the site, including provision of municipal type 

 utilities and permitting. 

2.  Any proposed development for any portion of the property will be required to 

 address and install any and all infrastructure and municipal-type utilities needed 

 to service the project to the satisfaction of the Community Development and 

 Public Works Department. 
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Chairman Robinson asked the Commission for any questions or concerns. 

 

Commissioner Sloan asked for clarification on the map shown overhead for the adjacent property 

owner’s area of concern.   

 

Ms. Custer referred to the photo and pointed out the area in question.  She also pointed out a dirt 

road that would separate the High Density Residential and the General Commercial.   

 

Chairman Robinson opened the public hearing for both the Land Use Element Map amendment 

and the Zoning Map amendment, as they both refer to the same property. 

 

Alan Cohen came forward.  He, along with his sons that were also present, are the owners of the 

subject property.  They are also the sole owners of an LLC called Bear-All, LLC, which has title 

to the subject property.  His family has been in business in Salt Lake City for 90 years.  

Currently, his sons, who are the fourth generation of their business, are the managers.  As a 

means of diversifying themselves, they purchased this land about 10-11 years ago in the height 

of the real estate boom.  It was their intention to hold the property 3-5 years and then team up 

with developers or put it up for sale.  At the time, the property was in the Greenbelt.  Believing 

that Tooele was in a growth phase, they chose to change the zoning.  Shortly after however, the 

real estate market crashed.   

 

They have tried to sell the land as a Commercial Property for the past 6-7 years but have been 

unsuccessful.  They have used four different real estate agents and have used various pricing 

strategies and incentives.  They have also utilized the internet, direct mail and other resources, all 

to no avail.  Based on the advice of several qualified experts, they decided to build apartments on 

half the property and retain the other half as Commercial.  They have already been approached 

by at least two developers who are interested in the Commercial side.   

 

Mr. Cohen believes this to be a growth opportunity not only for them, but for the surrounding 

businesses that currently exist, including the medical offices, fast food restaurants, gas station, 

Home Depot, and adjacent furniture store.  He believes that Tooele City will attain growth 

through the tax base.  He also believes the UTA Park & Ride will be an advantage to everyone.  

He expressed his gratitude to Rachelle Custer and Paul Hansen for their assistance in this 

process.   

 

James Knight came forward next.  He represented Skretting, which is a fish feed manufacturer 

near the subject property.  He asked for the color satellite photo of the subject property to be 

shown overhead again.  He mentioned a letter that he had given to the Commission in regards to 

his concerns for these amendments.  This letter is attached to the minutes as Exhibit A.  

 

Skretting purchased their land from a private owner in 2008, which was Nelson and Sons.  

Nelson and Sons is still the corporate entity name that they use, however they operate under 

Skretting.  Nelson and Sons was originally located in Murray, Utah and operated there for about 

100 years.  Over that time, the city grew and they had to find another place to relocate.  When 

they purchased the land in Tooele around 1996, there was concern that the same situation would 

occur; that the city would develop residential areas around them.   
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Mr. Knight pointed out that the land south and east of 2400 North belongs either to Skretting or 

ENS, a joint partnership of Skretting’s. That land is all zoned Light Industrial and they have no 

intent to sell that land for residential use.  Also near the subject property is C.R. England, which 

also has truck traffic.  Clean Harbors is also nearby, which takes care of industrial hazardous 

waste.  The land for the medical buildings to the west was purchased from Skretting, as well as 

the Pit Stop Carwash.  It is Skretting’s intent to continue to sell their land for light industrial use. 

 

Mr. Knight stated that Skretting has been actively involved in the community and employ many 

residents of Tooele.  They predict a 23% growth in their business this year.  Their main concern 

is safety for the City’s residents, and they believe that transport trucks and children just don’t go 

well together.   

 

Commissioner Sloan asked for more specific details about truck traffic in the subject area, such 

as how many per day.  Mr. Knight answered that about 3,000 trucks traveled through their area 

last year, and they predict even more this year as a result of the predicted 23% business growth.  

He also pointed out that they operate 24 hours/day, even in the winter when it gets dark earlier.  

This is a concern because High Density Residential typically brings young families, and Mr. 

Knight worries about young children around the busy truck traffic. 

 

Mary Alice Shields-Watkins came forward next.  She represented the land directly to the east of 

the subject property.  It is zoned RR-5 and is in the County.  It’s approximately 150 acres and 

they have no intention of disposing of or selling the land.  Her concern is trespassing on their 

property.  It is currently being farmed.  Trespassers have used a dirt road that runs along the 

north side of the railroad tracks and it has creeped further north, getting closer to Droubay Road.  

She is concerned that use of this dirt road will increase with residential development in the area.   

 

Mr. Baker pointed out that this is a rail crossing that would not be allowed by the railroad to be 

developed or improved in any way.  It’s not part of the City’s transportation master plan.  Any 

development of any nature on that property would probably require something obstructing traffic 

crossing the railroad.   

 

Commissioner Hammer asked for clarification about which property Mr. Baker was referring to.  

Mr. Baker responded that he was referring to any property developed in the City that was on the 

west side of and adjacent to the railroad tracks.  They probably would be required to obstruct the 

crossing of those tracks from that development.   

 

Rob Heywood came forward to address the Commission next.  He works for the Ritchie Group, 

which is the development partner for the Cohen brothers on this property.  He referenced the 

letter from James Knight, which addressed the concerns of Skretting.  Mr. Heywood wanted to 

address the traffic concerns pointed out in the letter.  He doesn’t believe that this truck traffic is 

different from other truck traffic throughout the rest of the City.  While he shares concern for 

children, he assured the Commission that traffic engineers and the site design plan team would 

consider those issues when developing the site.  He stated that while all the land to the south of 

2400 was in control of Skretting, they also desired to have control of their land to the north of the 

subject property.  With the coming growth of that area, whether Light Industrial or Commercial, 
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housing is a chief need for the workforce employees.  Their market research shows that there is a 

demand for housing in Tooele City, and they hope to be able to provide a beautiful, desirable 

place to live that is close to many of the work opportunities provided by Skretting and others.   

 

Commissioner Smart expressed a concern about the odor coming from the Skretting facility.  He 

related a story about his family’s dairy that was constantly taken to court over the smell, and they 

eventually gave up the business over it.   He worries that potential residents would complain to 

Skretting enough to run them out.  

 

Mr. Heywood responded that the odor problem was an issue that they had been researching.  He 

has personally conducted many “sniff tests” and believes that the traffic issue is more of a 

problem than the smell. 

 

Mr. Cohen returned to the podium to talk about research that they have conducted on the smell 

problem.  He passed out folders to the Commission that held the research data that he has 

compiled. This information is included at the end of these minutes.  Mr. Cohen made sixteen 

visits to the subject property on various dates and times beginning Oct. 25, 2016 and ending on 

Feb. 28, 2017.  At no time did he observe any unusual odors.  His research includes wind speeds 

and direction as provided by the National Weather Service of Salt Lake City. Mr. Cohen 

admitted that the research he conducted was not scientific. However, he concluded that if such a 

problem exists, it is slight and insignificant to his investment goals and that the risk, if any, is his 

and is acceptable.  

 

Commissioner Spendlove remarked that he believes the smell to be a problem, and noticed it just 

that morning near Home Depot.  He worries that it will negatively affect the property owner’s 

ability to find tenants.   

 

Mr. Cohen responded that he has tried to find ways to monitor the air on a continuing basis, but 

has been unable to find such equipment.  He reiterated that he is satisfied with the risk.   

 

Mr. Knight returned to the podium.  He did not receive a copy of the odor study conducted by 

Mr. Cohen.  He was uncomfortable that the data was not scientific.  He was also concerned that 

he was not aware of Mr. Cohen making visits to his property.  Mr. Knight pointed out that his 

facility did not operate during the month of December, and January and February were slow 

months.  As a result, the odor issue should not have been a problem anyway during those months 

when Mr. Cohen conducted his study.  Their busy time is during the summer, when children are 

outside more often.  Mr. Knight also mentioned that his company continues to make efforts to 

help the odor problem. 

 

Chairman Robinson closed the public hearing at 7:45 p.m. 

 

At the advice of Mr. Baker, Chairman Robinson stated that the letter from Skretting and the 

research study and accompanying letter be included as part of the public comments in the public 

hearing.   

 



 

8 | P a g e   P l a n n i n g  C o m m i s s i o n  
3 / 0 8 / 2 0 1 7  

 

Community Development Department 

Mr. Baker added to the discussion that he has lived or worked in Tooele since 1993, and while 

driving on SR-36 has noticed that under moist, winter conditions with a north breeze, the air is 

pungent.  Mr. Baker spoke with Chris Nelson and his brothers in 1995, 1996, and several times 

after that.  He recalled being told by them that they were forced to leave West Jordan because of 

odor concerns from encroaching residential development.  The complaints about the odor 

became very strong from the residents.  When Nelson and Sons moved to their current location 

in Tooele, it was outside the Tooele City limits and was the Tooele County Industrial Park.  The 

land was developed by the County and then became owned by the England family and others.  It 

was annexed sometime later, and at that time, the Nelsons expressed to Mr. Baker why they 

moved out here and expressed concern that the situation may happen to them again, i.e., conflicts 

due to residential development encroaching on their facility. 

 

Commissioner Sloan asked Mr. Baker who instigated the annexation request, the City or 

property owners?   

 

Mr. Baker didn’t recall, but believes it may or may not have been part of the Tooele Associates 

Annexation that happened about the same time.   

 

Commissioner Montano related a story about a similar issue regarding the Brickyard Plaza in 

Salt Lake City.  They were also forced to relocate as a result of their operations bothering nearby 

residents.  Commissioner Montano is very familiar with the subject property and is aware of the 

odor, but commended the facility for their continued attempts at improving the problem.  It is 

much better than it was in the past.   

 

Commissioner Montano also expressed his favorable view of personal property rights.  He 

believes that property owners have the right to develop their property as needed, and diversifying 

may be the best solution to protect their investment.   

 

Commissioner Sloan was in agreement with Commissioner Montano about being pro personal 

property rights.  He is in the real estate profession, and has been a part of situations similar to 

this one.  Commissioner Sloan remarked that in the state of Utah, less than 23% of the housing is 

available to people making less than $50,000 per year.  Market studies indicate that we have a 

tremendous housing shortage, especially rental properties.   

 

Commissioner Sloan admitted that he was struggling with this issue.  He agreed that the subject 

property could be a nice, walkable community.  Additionally, he said that nothing makes a better 

buffer between Commercial and Residential than High Density Residential.  Odor and traffic 

issues aside, he stated that he was likely to favor the property owner in this situation because it is 

in the public good to develop this sort of product in this area.  In our City, we constantly hear of 

the need for commercial opportunities.  Despite the fact that people believe that if we build a 

Costco, people will move here, it actually works the other way around.  Without appropriate 

housing, we are unlikely to get new commercial businesses.  That being said, Commissioner 

Sloan warned that he will be “mean and nasty” when an actual development plan comes before 

the Commission, particularly with the traffic and safety issues. 
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Commissioner Smart added that he agrees with supporting personal property rights.  However, 

he believes that the property owners are fully aware of the situation, and they know that once 

people move in, the residents have the ability to complain and create problems for the property 

owners and neighboring businesses.   

 

Commissioner Sloan clarified that he understands that the property owners say that they will take 

full responsibility of any issues that may arise.  However, he believes that once they have sold 

the property, the owners will be gone and any problems will become the responsibility of 

someone else.  Having been in the development business, he knows what typically happens in 

these situations.   

 

Mr. Baker pointed out to Commissioner Sloan that this is likely the only opportunity to be “mean 

and nasty” if he had concerns about the development.  By law, once a property is rezoned, then 

the City must approve development applications consistent with that zoning.  By law, the 

Commission is not required to approve zoning changes.  Those are policy issues that the 

Commission and City Council set.   

 

Commissioner Montano asked Paul Hansen for any comments as far as traffic and road concerns.   

 

Paul Hansen reiterated that they don’t have an application for development, just a concept.  They 

haven’t yet been through any of the City Code requirements in terms of traffic or other studies.  

Those studies will be required once an application is filed.  The one factor on traffic is that 2400 

North is not expected to extend across the rail traffic.  Any traffic from 600 East to the end of the 

cul-de-sac will be either the subject properties’ residents or the industrial users on the south side.   

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Hialeah Run at Tooele General Plan, Land Use Element Map amendment request by 

Rob Heywood representing The Ritchie Group, LC for property located at approximately 

600 East 2400 North, application number 2170062, based on the findings and subject to the 

conditions listed in the Staff Report dated March 8, 2017.   Commissioner Montano seconded 

the motion.  The vote was as follows: Commissioner Hammer, “Nay,” Commissioner Smart, 

“Nay,” Commissioner Bevan, “Nay,” Commissioner Sloan, “Aye,” Commissioner Spendlove, 

“Nay,” Commissioner Montano, “Aye,” and Chairman Robinson, “Aye.”  With a 4-3 vote, a 

negative recommendation will be forwarded to the City Council.   

 

 6. Public Hearing and Recommendation on an ordinance amending Tooele City 

 Zoning Map for approximately 8.81 acres located at approximately 600 East 2400 

 North from General Commercial to High Density Residential. 

 

Presented by Rachelle Custer 

 

This item was introduced with item #5. 

 

Chairman Robinson opened the public hearing for the Zoning Map amendment.   
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Rob Heywood came forward again.  He stated that it was the intention of the land owners to have 

this be a legacy asset, to hold it indefinitely and not sell it.   

 

Chairman Robinson closed the public hearing at 8:02 p.m. 

 

Chairman Robinson moved to forward a positive recommendation to the City Council for 

the Hialeah Run at Tooele Zoning Map amendment request by Rob Heywood representing 

The Ritchie Group, LC for property located at approximately 600 East 2400 North, 

application number 2170061, based on the findings and subject to the conditions listed in 

the Staff Report dated March 8, 2017.  Commissioner Montano seconded the motion.  The 

vote was as follows: Commissioner Hammer, “Nay,” Commissioner Smart, “Nay,” 

Commissioner Bevan, “Nay,” Commissioner Sloan, “Nay,” Commissioner Spendlove, “Nay,” 

Commissioner Montano, “Aye,” and Chairman Robinson, “Aye.”  With a 5-2 vote, a negative 

recommendation will be forwarded to the City Council.   
 

 7. Recommendation on preliminary plan approval for Canyon Village – Rust - 

 a 15.75 acre 60 lot residential development to be located at approximately 1800 N. 

 Copper Canyon Drive. 

 

Presented by Rachelle Custer 

 

This application is a request for approval of a preliminary plan for approximately 15.75 acres 

located at approximately 1800 North Copper Canyon Dr. The property is currently zoned HDR 

High Density Residential to be developed into single family homes.  It is proposed to contain 

sixty lots, with a minimum of 7,000 square foot.  There are six 15,000 square foot lots that can 

be developed as dense as a four-plex in this Zoning District.  That will come before the 

Commission in final plats as they phase it out.  This is just preliminary approval for the overall 

layout, roads, utilities, etc.  

 

Pine Canyon Road is in the County and the County has provided the applicant with the right of 

way requirements to include the City’s double frontage requirements.  There is double frontage 

along Copper Canyon Drive and Pine Canyon Road, so they will be required to abide by the 

Tooele City Codes on double frontage standards.   

 

Staff recommends approval of the request for a Preliminary Plan by Adam Nash, representing 

Growth Aid LLC, application number 2160631, subject to the following conditions: 

 

1.  That all requirements of the Tooele City Engineering and Public Works Divisions are 

 satisfied throughout the development of the site and the construction of all buildings on  

 the site, including permitting. 

2.  That all requirements of the Tooele City Building Division are satisfied throughout the 

 development of the site and the construction of all buildings on the site, including 

 permitting. 

3.  That all requirements of the Tooele Fire Department are satisfied throughout the 

 development of the site and the construction of all buildings on the site. 

4.  Plans are to be stamped and signed by a professional engineer, registered in the State of 
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 Utah. 

5.  Double Frontage lot requirements along all double frontage streets, to include 

 establishing an HOA per Tooele City Code 7-19-17.1 shall apply. 

6.  Single family and multi-family design guidelines per Tooele City Code 7-11a and 7-11b  

 shall apply. 

 

Commissioner Bevan moved to forward a positive recommendation to the City Council for 

the Canyon Village – Rust Preliminary Plan, for the purpose of creating 60 residential lots 

at approximately 1800 North Copper Canyon Drive, application number 2160631, based on 

the findings and subject to the conditions listed in the Staff Report dated March 8, 2017. 

Commissioner Sloan seconded the motion.  The vote was as follows: Commissioner Hammer, 

“Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Aye,” Commissioner Sloan, “Aye,” 

Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman Robinson, 

“Aye.” 

 

 8. Review and Approval of Planning Commission Meeting minutes for meeting  

  held February 22nd 2017.   

 

Commissioner Hammer moved to approve the minutes for the meeting held February 22nd, 

2017.  Commissioner Bevan seconded the motion.  The vote was as follows: Commissioner 

Hammer, “Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Aye,” Commissioner 

Sloan, “Aye,” Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman 

Robinson, “Aye.” 

 

Councilman McCall commended the Commission for their professional discussion of the items 

and concerns during the meeting.   

 

 10. Adjourn 
 

Commissioner Bevan moved to adjourn the meeting. Chairman Robinson adjourned the meeting 

at 8:08 p.m. 

 

The content of the minutes is not intended, nor are they submitted, as a verbatim transcription of 

the meeting. These minutes are a brief overview of what occurred at the meeting.  

 

Approved this 22nd day of March, 2017  

 

 

_______________________________________________________  

Matt Robinson, Chairman Tooele City Planning Commission 
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Exhibit A 
 
Zoning change.  
To whom it may concern;  
 
 Skretting is a manufacturing company located here in Tooele at 712 East 2400 North.  The 
company was originally located in Murray, Utah under the operating name Nelson and Sons which was 
privately owned. Nelson and Sons operated in Murray for about 100 years but was forced to relocate 
due to city grow which left no room to expand.  
 In 1996 Nelson & Sons purchased land in Tooele to continue their operation, at that time and 
they also entered into a partnership to purchase approx. 38 acres of land under the name ENS, this was 
to ensure room for further growth but moreover, to protect against residential grow as had happened in 
Murray, Utah.    

Skretting purchased Nelson & Sons in January 2008 and immediately invested another 12 million 
dollars to install new receiving bins.  We have since invested approximately 1 million dollars every year 
since, including 2.8 million in 2016. Skretting Tooele is a growing operation which produced 21,000 MT 
of fish feed in 2016 and we expect to produce 27,000 MT in 2017 for a 23% growth.  

Between Skretting and ENS we have investment in nearly all the land south of 2400 North and 
intend to sell this land for commercial/light industrial use.  We have recently turned down 2 offers which 
would have required the same zoning change that is currently being requested for the land North of 
2400 North.  The reason for not accepting the highly profitable offer was due to safety concerns.  In 
2016 the transport truck traffic on this road was about 30 per/day supplying our 24 hour operation, as 
stated before, we expect to increase sales this year by additional 23% which would result in higher truck 
traffic.  In short, transport trucks and children don’t go well together. 

We have sold off lots of the land for both the medical building and the carwash located on 400 
East.  Our intent is to continue to sell the remaining land for commercial/light industrial use, again this 
would increase transport truck traffic along this road, further endangering young children if a HDR area 
was to be place along this corridor. We take safety very seriously and were shown by us by turning down 
2 offers that were highly profitable, just ensure our residents are not exposed to these traffic dangers.  

Skretting is an active community member and has donated too many groups to help the 
community. Such as;  
•             Tooele Food Bank 
•             Special Olympics Utah 
•             Children’s Wish Foundation International   
•             Huntsman Cancer Institute  
•             Jared McMakin’s Eagle Scout project to build nesting boxes for water fowl 
•             Community softball team 
•             Overlake Elementary Focus on Art Program 
•             Impact (Homeless student fund in Tooele County) 
•             Kickin’ Cancer’s Can 
 •             4-H livestock show in Tooele County 
•             Little league baseball team 
•             Disability Mentoring Day 
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•             Back to School Community Closet 
 •             Scholar Academy Night of the Arts 
Plus hosted the Tooele County School District Special Education Transition program.   
 We are very proud of our community and our support in it, including the many local businesses 
that we support.  
 In closing, we have turned down offers that would require this zoning change on land we own 
due to safety concerns and I hope you would do the same for the land North of 2400 North.  Our 
children are too valuable to be exposed to these risks.  
 
Thank you  
 
  





































TOOELE CITY CORPORATION 

ORDINANCE 2017-12 

AN ORDINANCE OF TOOELE CITY AMENDING THE TOOELE CITY ZONING MAP 
FOR APPROXIMATELY 8.81 ACRES OF PROPERTY LOCATED NEAR 600 EAST 
2400 NORTH FROM GENERAL COMMERCIAL (GC) TO HIGH DENSITY 
RESIDENTIAL (HDR) 

 

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 legislative findings and policies 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 legislative policy 
determinations 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, the City has received an application for zoning map amendments for 

approximately 8 . 8 1  acres of property (the “Property”), comprised of parcel 0 2 -
1 4 4 - 0 - 0 0 4 0 , being located near 6 0 0  E a s t  2 4 0 0  N o r t h , as shown in the 
attached Exhibit A; and, 



WHEREAS, the City Administration recommends approval of the zoning map 
amendment application for the amendment of the zoning map for the Property from the 
GC to HDR (see the Staff Report attached as Exhibit B); and, 

 
WHEREAS, approving the present ordinance will not operate to create any land 

use entitlements other than land use designation under the General Plan, Land Use 
Element and/or the Zoning Map; and, 

 
WHEREAS, on March 8, 2017, the Planning Commission convened a duly- 

noticed public hearing, accepted public comment, and voted to forward its 
recommendation to the City Council (see Planning Commission minutes attached as 
Exhibit C); and, 

 
WHEREAS, on , the City Council convened a duly-noticed public 

hearing: 
 

NOW, THEREFORE, BE IT ORDAINED BY THE TOOELE CITY COUNCIL that: 

1. this Ordinance and its proposed amendments to the zoning map are in the best 
interest of the City in that they will further economic development, will make 
possible the availability and reliability of critical municipal services, will make 
possibility the use of the Property as permitted by law, and are consistent with 
the desires of the affected property owners (see Exhibit A); and, 

2. the Z oning Map is hereby amended for the property located near 6 0 0  E a s t  
2 4 0 0  N o r t h  as illustrated in Exhibit A, attached. 

 
This Ordinance is necessary for the immediate preservation of the peace, health, 

safety, or welfare of Tooele City and shall become effective immediately upon passage, 
without further publication, by authority of the Tooele City Charter. 

 
IN WITNESS WHEREOF, this Ordinance is passed by the Tooele City Council 

this         day of _, 2017. 



TOOELE CITY COUNCIL 
(For) (Against) 

ABSTAINING: 

MAYOR OF TOOELE CITY 
(Approved) (Disapproved) 

ATTEST: 

Michelle Y Pitt, City Recorder 

S E A L 

Approved as to Form: 
Roger Evans Baker, Tooele City Attorney 



Exhibit A 
 
 
 

Application for Zoning Amendment 
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City Staff Report 
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Zoning Map Amendment Request 1  
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STAFF REPORT 

 
To: Tooele City Planning Commission 

Business Date: March 8, 2017 

 

From: Planning Division 

Community Development Department 

 

Prepared By: Rachelle Custer, City Planner 

 

 

Re: Hialeah Run at Tooele – Zoning Map Amendment Request 
Application No.: 2170061 

Applicant: The Ritchie Group, LC 

Project Location: Approximately 600 East 2400 North 

Zoning: GC General Commercial 

Acreage: Approximately 8.81 Acres  

Request: Request for approval of a Zoning Map amendment from General 

Commercial to High Density Residential. 

 

 

BACKGROUND 
This application is a request for approval of a Zoning Map amendment for approximately 8.81 acres 
located on the east side of SR 36, at approximately 600 East 2400 North.  The property is currently zoned 
GC General Commercial.  The applicant is requesting that a Zoning Map amendment be approved to 
change the land use designation from General Commercial (GC) to High Density Residential (HDR).  The 
application is to change the east 8.81 acres of a 19.61 acre lot.  The west 10.8 acres will remain General 
Commercial (GC).  There will be a road constructed, per the Transportation Master Plan that will separate 
the General Commercial (GC) and High Density Residential (HDR) property.  The property north is 
currently vacant and zoned RD.  Property to the East is in the County and is zoned Rural Residential RR-
5.  2400 North is the southern boundary of this property and separates it from the Light Industrial zoned 
property to the south which is currently Northpoint Medical Offices.  The applicant is proposing to 
develop 38 to 54 town homes and 96 garden style, walk up apartments.  Project amenities to include 
garages, a clubhouse, pool, dog run, paly area and other landscaped open space.  This property is within 
walking distance of UTA park n ride. 
 
 

ANALYSIS 

 

General Plan and Zoning.  The Land Use Map of the General Plan calls for the Commercial land use 

designation for the subject property.  Application 2170062 is a request for a General Plan, Land Use 

Element Map amendment from Commercial land uses to High Density Residential.  The property has 

been assigned the General Commercial zoning classification. “General Commercial (GC) District. The 

General Commercial (GC) District is intended and provided to encourage the establishment of a wide 

variety of retail commercial uses, service commercial activities, entertainment and other services and 

activities meeting the needs of the residents of the City. The General Commercial District (GC) allows 

and encourages that retail and service businesses and related uses be grouped together into commercial 

centers. The uses and activities allowed in this District should enhance employment opportunities, 

provide for commercial activities and services required by residents of the city and surrounding areas, 

encourage the efficient use of land, enhance property values and add to the overall strength of the city’s 

tax base.”  



Hialeah Run at Tooele App. # 2170061 
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The applicant is requesting the land use designation be amended from GC to HDR. “The purpose of the 

High Density Residential District (HDR) is to provide an environment and opportunities for high density 

residential uses, including single family detached and attached residential units, 

apartments, condominiums and townhouses.” 

Criteria For Approval.  The criteria for review and potential approval of a Zoning Map amendment 

request is found in Sections 7-1A of the Tooele City Code.  This section depicts the standard of review 

for such requests as: 

7-1A-7 

(1) No amendment to the Zoning Ordinance or Zoning Districts Map may be recommended by 

the Planning Commission or approved by the City Council unless such amendment or conditions 

thereto are consistent with the General Plan. In considering a Zoning Ordinance or Zoning 

Districts Map amendment, the applicant shall identify, and the City Staff, Planning Commission, 

and City Council may consider, the following factors, among others: 

(a) The effect of the proposed amendment on the character of the surrounding area. 

(b) Consistency with the goals and policies of the General Plan and the General Plan 

Land Use Map. 

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

nearby properties. 

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

properties for the uses identified by the General Plan. 

(e) Whether a change in the uses allowed for the affected properties will unduly affect the 

uses or proposed uses for adjoining and nearby properties. 

(f) The overall community benefit of the proposed amendment. 

REVIEWS 

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

Map amendment submission and has issued a recommendation for approval for the request with the 

following proposed comments: 

1. Approving the present ordinance will not operate to create any land use entitlements

other than land use designation under the Zoning Map.

Engineering Review.   The Tooele City Engineering and Public Works Divisions have completed their 

reviews of the Zoning Map amendment submission and have issued a recommendation for approval for 

the request with the following proposed conditions comments: 

1. Any land use proposed for any portion of the property will be required to address and

install any and all infrastructure and municipal-type utilities needed to service the project

to the satisfaction of the Community Development and Public Works Department.

Noticing.  The applicant has expressed their desire to amend the Zoning Map on the subject property and 

do so in a manner which is compliant with the City Code.  As such, notice has been properly issued in the 

manner outlined in the City and State Codes. 
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STAFF RECOMMENDATION 
 

Staff recommends approval of the request for a Zoning Map amendment by Rob Heywood representing 

The Ritchie Group, LC, application number 2170061, subject to the following conditions: 

 

1. That all requirements of the Tooele City Community Development and Public Works 

Department are satisfied throughout the development of the site and the construction of 

all buildings on the site, including provision of municipal type utilities and permitting. 

2. Any proposed development for any portion of the property will be required to address 

and install any and all infrastructure and municipal-type utilities needed to service the 

project to the satisfaction of the Community Development and Public Works Department. 

 

This recommendation is based on the following findings: 

 

1. The proposed Zoning Map amendment meets the requirements and provisions of the 

Tooele City Code. 

2. The proposed Zoning Map amendment will not be deleterious to the health, safety, and 

general welfare of the general public nor the residents of adjacent properties. 

 

 

MODEL MOTIONS  

 

To City Council 

Sample Motion for a Positive Recommendation – “I move we forward a positive recommendation to the 

City Council for the Hialeah Run at Tooele Zoning Map amendment request by Rob Heywood 

representing The Ritchie Group, LC for property located at approximately 600 East 2400 North, 

application number 2170061, based on the findings and subject to the conditions listed in the Staff Report 

dated March 8, 2017:” 

 

Sample Motion for a Negative Recommendation – “I move we forward a negative recommendation to the 

City Council for the Hialeah Run Zoning Map amendment request by Rob Heywood, representing The 

Ritchie Group, LC for the property located at approximately 600 East 2400 North, application number 

2170061, based on the following findings:” 

 

 

 

 

 



EXHIBIT A 
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EXHIBIT B 

PROPOSED DEVELOPMENT PLANS  

APPLICANT SUBMITTED INFORMATION 



Exhibit C 

Planning Commission Meeting Minutes 
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TOOELE CITY PLANNING COMMISSION MINUTES 

March 8, 2017 

 

Date: Wednesday, March 8, 2017 

Time: 7:00 p.m. 

Place: Tooele City Hall Council Chambers 

 90 North Main Street, Tooele Utah 

 

Commission Members Present: 

Matt Robinson, Chairman 

Shauna Bevan, Vice-Chairwoman 

Chris Sloan 

Ray Smart 

Melanie Hammer 

Russell Spendlove 

Phil Montano 

Brad Clark 

 

City Employees Present: 

Roger Baker, City Attorney 

Rachelle Custer, City Planner 

Paul Hansen, City Engineer 

 

Council Members Present:   

Chairwoman Winn 

Councilman McCall 

 

Minutes prepared by Cami Cazier. 

 

Chairman Robinson called the meeting to order at 7:00 p.m.  He recognized and welcomed Girl 

Scout Troop #2339. 

 

1. Pledge of Allegiance 
 

The Pledge of Allegiance was led by Chairman Robinson. 

 

2. Roll Call 
 

Matt Robinson, Present 

Shauna Bevan, Present 

Chris Sloan, Present 

Ray Smart, Present 

Melanie Hammer, Present 

Russell Spendlove, Present 

Phil Montano, Present 

Brad Clark, Present 
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 3.  Public Hearing and Recommendation on an ordinance amending Tooele City 

General Plan, Land Use Element Map for approximately 9.15 acres located at 

approximately 850 North 100 East from General Commercial to High Density 

Residential. 

 

Presented by Rachelle Custer 

 

Items #3 and #4 will be introduced together, as they represent the same property. These requests 

are for approval of a General Plan Land Use Element Map amendment and Zoning Map  

amendment for approximately 9.15 acres consisting of parcels 18-099-0-0003 and 18-099-0-

0004 located at approximately 850 North 100 East. The property is currently zoned GC General 

Commercial. The applicant is requesting an HDR Zoning District to construct 125 townhomes.  

The proposal will consist of sixteen buildings and three acres of open space with playground 

equipment and a basketball court.  The HDR Zoning District allows for up to sixteen units per 

acre; the proposal is for approximately fourteen units per acre.  This is strictly a request for a 

General Plan Land Use Element Map and Zoning Map amendment.  This does not approve any 

development, unit numbers, etc.  The applicant will have to come back and go through the 

subdivision and site plan approval process for multi-family at the time he decides to develop.   

 

The property to the north is Scholar Academy and the property to the south is Lakeview 

Apartments. The property to the west is commercial development and east is zoned R1-7 for 

single family residential uses. High density residential generally creates a good buffer between 

commercial and single family residential uses. 

 

Staff recommends approval of the request for a General Plan, Land Use Element Map 

amendment Matt Carter, application number 2170087, subject to the following conditions: 

 

 1. That all requirements of the Tooele City Community Development and Public  

  Works Department are satisfied throughout the development of the site and the  

  construction of all buildings on the site, including provision of municipal type  

  utilities and permitting. 

 2.  Any proposed development for any portion of the property will be required to  

  address and install any and all infrastructure and municipal-type utilities needed  

  to service the project to the satisfaction of the Community Development and  

  Public Works Department. 

 

Chairman Robinson asked the Commission for any questions or concerns. 

 

Commissioner Smart expressed a concern about the past drought conditions for Tooele City and 

the availability of water for other new housing developments as well as this property.   

 

Ms. Custer responded that each development is required to bring their own water rights.  The 

State only allots so many water rights per aquifer, so they will be required to bring water rights 

in from the State.   
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Commissioner Smart asked if the State has done tests to measure the amount of water available.   

 

Ms. Custer responded that the City continually develops new water sources to provide for the 

community.   

 

Chairman Robinson opened the public hearing.  Per Mr. Baker’s suggestion, Chairman Robinson 

stated that all public comments for this item will apply to both the Land Use Element Map 

amendment and the Zoning Map amendment, as they both refer to the same property. 

 

Andrea Cahoon came forward.  She was representing the purchaser of the property.  As a 

resident of Tooele City, she believes that the location for this development is perfect because it’s 

close to grocery stores, a school, and Main Street.  She couldn’t think of any good commercial 

uses for the property.   

 

Chairman Robinson closed the public hearing at 7:08 p.m. 

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Mountainview Townhomes General Plan, Land Use Element Map amendment request 

by Matt Carter for property located at approximately 850 North 100 East, application 

number 2170087, based on the findings and subject to the conditions listed in the Staff 

Report dated March 8, 2017.  Commissioner Hammer seconded the motion.  The vote was as 

follows: Commissioner Hammer, “Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, 

“Nay,” Commissioner Sloan, “Aye,” Commissioner Spendlove, “Aye,” Commissioner Montano, 

“Aye,” and Chairman Robinson, “Aye.” 

 

 4. Public Hearing and Recommendation on an ordinance amending Tooele City 

 Zoning Map for approximately 9.15 acres located at approximately 850 North 100 

 East from General Commercial to High Density Residential.  

 

Presented by Rachelle Custer 

 

This item was introduced with item #3. 

 

Chairman Robinson opened the public hearing for the Zoning Map amendment.  There were no 

additional comments. 

 

Chairman Robinson closed the public hearing at 7:10 p.m. 

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Mountainview Townhomes Zoning Map amendment request by Matt Carter for 

property located at approximately 850 North 100 East, application number 2170087, based 

on the findings and subject to the conditions listed in the Staff Report dated March 8, 2017.   

Commissioner Hammer seconded the motion.  The vote was as follows: Commissioner Hammer, 

“Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Nay,” Commissioner Sloan, “Aye,” 

Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman Robinson, 

“Aye.” 
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 5. Public Hearing and Recommendation on an ordinance amending Tooele City 

 General Plan, Land Use Element Map for approximately 8.81 acres located at 

 approximately 600 East 2400 North from General Commercial to High Density 

 Residential. 

 

Presented by Rachelle Custer 

 

Items #5 and #6 will be introduced together, as they represent the same property. This 

application is a request for approval of a General Plan, Land Use Element Map amendment and 

Zoning Map amendment for approximately 8.81 acres located on the east side of SR 36, at 

approximately 600 East 2400 North. The property is currently zoned GC General Commercial. 

The applicant is requesting a High Density Residential zoning to construct 38 to 54 townhomes 

and 96 garden style, walk up apartments. High Density Residential does allow up to 16 units per 

acre which would allow for a maximum of 140 units.  The parcel is 19.61 acres with 600 East 

master planned to divide the parcel.  The applicant is leaving the west 8 acres as General 

Commercial retail development with the east 8.81 acres proposed to be High Density 

Residential.  The property to the west is General Commercial, and north is zoned Research and 

Development which is a Commercial Land Use.  South is Light Industrial and is currently 

developed with Light Industrial uses and some medical offices.  East is zoned Rural Residential 

and is in the County. 

 

There is a property owner in opposition of this amendment.  More information was included in 

the Commissioner’s packets.   One of the existing businesses has a concern regarding mixing 

children and families that come with High Density Residential with industrial truck traffic.  Ms. 

Custer also received a phone call from another adjacent property owner who did not submit 

anything in writing.  However, he expressed that he supports the High Density Residential on the 

east portion of the lot, but strongly feels the west portion should remain General Commercial.     

 

This is strictly a request for a General Plan Land Use Element Map and Zoning Map amendment.  

This does not give any development rights or approvals.  The applicant will have to come back 

and meet all of Tooele City’s Codes with their development for any approvals.  

 

Staff recommends approval of the request for a General Plan, Land Use Element Map 

amendment by Rob Heywood representing The Ritchie Group, LC, application number 2170062, 

subject to the following conditions: 

 

1.  That all requirements of the Tooele City Community Development and Public 

 Works Department are satisfied throughout the development of the site and the 

 construction of all buildings on the site, including provision of municipal type 

 utilities and permitting. 

2.  Any proposed development for any portion of the property will be required to 

 address and install any and all infrastructure and municipal-type utilities needed 

 to service the project to the satisfaction of the Community Development and 

 Public Works Department. 
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Chairman Robinson asked the Commission for any questions or concerns. 

 

Commissioner Sloan asked for clarification on the map shown overhead for the adjacent property 

owner’s area of concern.   

 

Ms. Custer referred to the photo and pointed out the area in question.  She also pointed out a dirt 

road that would separate the High Density Residential and the General Commercial.   

 

Chairman Robinson opened the public hearing for both the Land Use Element Map amendment 

and the Zoning Map amendment, as they both refer to the same property. 

 

Alan Cohen came forward.  He, along with his sons that were also present, are the owners of the 

subject property.  They are also the sole owners of an LLC called Bear-All, LLC, which has title 

to the subject property.  His family has been in business in Salt Lake City for 90 years.  

Currently, his sons, who are the fourth generation of their business, are the managers.  As a 

means of diversifying themselves, they purchased this land about 10-11 years ago in the height 

of the real estate boom.  It was their intention to hold the property 3-5 years and then team up 

with developers or put it up for sale.  At the time, the property was in the Greenbelt.  Believing 

that Tooele was in a growth phase, they chose to change the zoning.  Shortly after however, the 

real estate market crashed.   

 

They have tried to sell the land as a Commercial Property for the past 6-7 years but have been 

unsuccessful.  They have used four different real estate agents and have used various pricing 

strategies and incentives.  They have also utilized the internet, direct mail and other resources, all 

to no avail.  Based on the advice of several qualified experts, they decided to build apartments on 

half the property and retain the other half as Commercial.  They have already been approached 

by at least two developers who are interested in the Commercial side.   

 

Mr. Cohen believes this to be a growth opportunity not only for them, but for the surrounding 

businesses that currently exist, including the medical offices, fast food restaurants, gas station, 

Home Depot, and adjacent furniture store.  He believes that Tooele City will attain growth 

through the tax base.  He also believes the UTA Park & Ride will be an advantage to everyone.  

He expressed his gratitude to Rachelle Custer and Paul Hansen for their assistance in this 

process.   

 

James Knight came forward next.  He represented Skretting, which is a fish feed manufacturer 

near the subject property.  He asked for the color satellite photo of the subject property to be 

shown overhead again.  He mentioned a letter that he had given to the Commission in regards to 

his concerns for these amendments.  This letter is attached to the minutes as Exhibit A.  

 

Skretting purchased their land from a private owner in 2008, which was Nelson and Sons.  

Nelson and Sons is still the corporate entity name that they use, however they operate under 

Skretting.  Nelson and Sons was originally located in Murray, Utah and operated there for about 

100 years.  Over that time, the city grew and they had to find another place to relocate.  When 

they purchased the land in Tooele around 1996, there was concern that the same situation would 

occur; that the city would develop residential areas around them.   
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Mr. Knight pointed out that the land south and east of 2400 North belongs either to Skretting or 

ENS, a joint partnership of Skretting’s. That land is all zoned Light Industrial and they have no 

intent to sell that land for residential use.  Also near the subject property is C.R. England, which 

also has truck traffic.  Clean Harbors is also nearby, which takes care of industrial hazardous 

waste.  The land for the medical buildings to the west was purchased from Skretting, as well as 

the Pit Stop Carwash.  It is Skretting’s intent to continue to sell their land for light industrial use. 

 

Mr. Knight stated that Skretting has been actively involved in the community and employ many 

residents of Tooele.  They predict a 23% growth in their business this year.  Their main concern 

is safety for the City’s residents, and they believe that transport trucks and children just don’t go 

well together.   

 

Commissioner Sloan asked for more specific details about truck traffic in the subject area, such 

as how many per day.  Mr. Knight answered that about 3,000 trucks traveled through their area 

last year, and they predict even more this year as a result of the predicted 23% business growth.  

He also pointed out that they operate 24 hours/day, even in the winter when it gets dark earlier.  

This is a concern because High Density Residential typically brings young families, and Mr. 

Knight worries about young children around the busy truck traffic. 

 

Mary Alice Shields-Watkins came forward next.  She represented the land directly to the east of 

the subject property.  It is zoned RR-5 and is in the County.  It’s approximately 150 acres and 

they have no intention of disposing of or selling the land.  Her concern is trespassing on their 

property.  It is currently being farmed.  Trespassers have used a dirt road that runs along the 

north side of the railroad tracks and it has creeped further north, getting closer to Droubay Road.  

She is concerned that use of this dirt road will increase with residential development in the area.   

 

Mr. Baker pointed out that this is a rail crossing that would not be allowed by the railroad to be 

developed or improved in any way.  It’s not part of the City’s transportation master plan.  Any 

development of any nature on that property would probably require something obstructing traffic 

crossing the railroad.   

 

Commissioner Hammer asked for clarification about which property Mr. Baker was referring to.  

Mr. Baker responded that he was referring to any property developed in the City that was on the 

west side of and adjacent to the railroad tracks.  They probably would be required to obstruct the 

crossing of those tracks from that development.   

 

Rob Heywood came forward to address the Commission next.  He works for the Ritchie Group, 

which is the development partner for the Cohen brothers on this property.  He referenced the 

letter from James Knight, which addressed the concerns of Skretting.  Mr. Heywood wanted to 

address the traffic concerns pointed out in the letter.  He doesn’t believe that this truck traffic is 

different from other truck traffic throughout the rest of the City.  While he shares concern for 

children, he assured the Commission that traffic engineers and the site design plan team would 

consider those issues when developing the site.  He stated that while all the land to the south of 

2400 was in control of Skretting, they also desired to have control of their land to the north of the 

subject property.  With the coming growth of that area, whether Light Industrial or Commercial, 
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housing is a chief need for the workforce employees.  Their market research shows that there is a 

demand for housing in Tooele City, and they hope to be able to provide a beautiful, desirable 

place to live that is close to many of the work opportunities provided by Skretting and others.   

 

Commissioner Smart expressed a concern about the odor coming from the Skretting facility.  He 

related a story about his family’s dairy that was constantly taken to court over the smell, and they 

eventually gave up the business over it.   He worries that potential residents would complain to 

Skretting enough to run them out.  

 

Mr. Heywood responded that the odor problem was an issue that they had been researching.  He 

has personally conducted many “sniff tests” and believes that the traffic issue is more of a 

problem than the smell. 

 

Mr. Cohen returned to the podium to talk about research that they have conducted on the smell 

problem.  He passed out folders to the Commission that held the research data that he has 

compiled. This information is included at the end of these minutes.  Mr. Cohen made sixteen 

visits to the subject property on various dates and times beginning Oct. 25, 2016 and ending on 

Feb. 28, 2017.  At no time did he observe any unusual odors.  His research includes wind speeds 

and direction as provided by the National Weather Service of Salt Lake City. Mr. Cohen 

admitted that the research he conducted was not scientific. However, he concluded that if such a 

problem exists, it is slight and insignificant to his investment goals and that the risk, if any, is his 

and is acceptable.  

 

Commissioner Spendlove remarked that he believes the smell to be a problem, and noticed it just 

that morning near Home Depot.  He worries that it will negatively affect the property owner’s 

ability to find tenants.   

 

Mr. Cohen responded that he has tried to find ways to monitor the air on a continuing basis, but 

has been unable to find such equipment.  He reiterated that he is satisfied with the risk.   

 

Mr. Knight returned to the podium.  He did not receive a copy of the odor study conducted by 

Mr. Cohen.  He was uncomfortable that the data was not scientific.  He was also concerned that 

he was not aware of Mr. Cohen making visits to his property.  Mr. Knight pointed out that his 

facility did not operate during the month of December, and January and February were slow 

months.  As a result, the odor issue should not have been a problem anyway during those months 

when Mr. Cohen conducted his study.  Their busy time is during the summer, when children are 

outside more often.  Mr. Knight also mentioned that his company continues to make efforts to 

help the odor problem. 

 

Chairman Robinson closed the public hearing at 7:45 p.m. 

 

At the advice of Mr. Baker, Chairman Robinson stated that the letter from Skretting and the 

research study and accompanying letter be included as part of the public comments in the public 

hearing.   
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Mr. Baker added to the discussion that he has lived or worked in Tooele since 1993, and while 

driving on SR-36 has noticed that under moist, winter conditions with a north breeze, the air is 

pungent.  Mr. Baker spoke with Chris Nelson and his brothers in 1995, 1996, and several times 

after that.  He recalled being told by them that they were forced to leave West Jordan because of 

odor concerns from encroaching residential development.  The complaints about the odor 

became very strong from the residents.  When Nelson and Sons moved to their current location 

in Tooele, it was outside the Tooele City limits and was the Tooele County Industrial Park.  The 

land was developed by the County and then became owned by the England family and others.  It 

was annexed sometime later, and at that time, the Nelsons expressed to Mr. Baker why they 

moved out here and expressed concern that the situation may happen to them again, i.e., conflicts 

due to residential development encroaching on their facility. 

 

Commissioner Sloan asked Mr. Baker who instigated the annexation request, the City or 

property owners?   

 

Mr. Baker didn’t recall, but believes it may or may not have been part of the Tooele Associates 

Annexation that happened about the same time.   

 

Commissioner Montano related a story about a similar issue regarding the Brickyard Plaza in 

Salt Lake City.  They were also forced to relocate as a result of their operations bothering nearby 

residents.  Commissioner Montano is very familiar with the subject property and is aware of the 

odor, but commended the facility for their continued attempts at improving the problem.  It is 

much better than it was in the past.   

 

Commissioner Montano also expressed his favorable view of personal property rights.  He 

believes that property owners have the right to develop their property as needed, and diversifying 

may be the best solution to protect their investment.   

 

Commissioner Sloan was in agreement with Commissioner Montano about being pro personal 

property rights.  He is in the real estate profession, and has been a part of situations similar to 

this one.  Commissioner Sloan remarked that in the state of Utah, less than 23% of the housing is 

available to people making less than $50,000 per year.  Market studies indicate that we have a 

tremendous housing shortage, especially rental properties.   

 

Commissioner Sloan admitted that he was struggling with this issue.  He agreed that the subject 

property could be a nice, walkable community.  Additionally, he said that nothing makes a better 

buffer between Commercial and Residential than High Density Residential.  Odor and traffic 

issues aside, he stated that he was likely to favor the property owner in this situation because it is 

in the public good to develop this sort of product in this area.  In our City, we constantly hear of 

the need for commercial opportunities.  Despite the fact that people believe that if we build a 

Costco, people will move here, it actually works the other way around.  Without appropriate 

housing, we are unlikely to get new commercial businesses.  That being said, Commissioner 

Sloan warned that he will be “mean and nasty” when an actual development plan comes before 

the Commission, particularly with the traffic and safety issues. 
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Commissioner Smart added that he agrees with supporting personal property rights.  However, 

he believes that the property owners are fully aware of the situation, and they know that once 

people move in, the residents have the ability to complain and create problems for the property 

owners and neighboring businesses.   

 

Commissioner Sloan clarified that he understands that the property owners say that they will take 

full responsibility of any issues that may arise.  However, he believes that once they have sold 

the property, the owners will be gone and any problems will become the responsibility of 

someone else.  Having been in the development business, he knows what typically happens in 

these situations.   

 

Mr. Baker pointed out to Commissioner Sloan that this is likely the only opportunity to be “mean 

and nasty” if he had concerns about the development.  By law, once a property is rezoned, then 

the City must approve development applications consistent with that zoning.  By law, the 

Commission is not required to approve zoning changes.  Those are policy issues that the 

Commission and City Council set.   

 

Commissioner Montano asked Paul Hansen for any comments as far as traffic and road concerns.   

 

Paul Hansen reiterated that they don’t have an application for development, just a concept.  They 

haven’t yet been through any of the City Code requirements in terms of traffic or other studies.  

Those studies will be required once an application is filed.  The one factor on traffic is that 2400 

North is not expected to extend across the rail traffic.  Any traffic from 600 East to the end of the 

cul-de-sac will be either the subject properties’ residents or the industrial users on the south side.   

 

Commissioner Sloan moved to forward a positive recommendation to the City Council for 

the Hialeah Run at Tooele General Plan, Land Use Element Map amendment request by 

Rob Heywood representing The Ritchie Group, LC for property located at approximately 

600 East 2400 North, application number 2170062, based on the findings and subject to the 

conditions listed in the Staff Report dated March 8, 2017.   Commissioner Montano seconded 

the motion.  The vote was as follows: Commissioner Hammer, “Nay,” Commissioner Smart, 

“Nay,” Commissioner Bevan, “Nay,” Commissioner Sloan, “Aye,” Commissioner Spendlove, 

“Nay,” Commissioner Montano, “Aye,” and Chairman Robinson, “Aye.”  With a 4-3 vote, a 

negative recommendation will be forwarded to the City Council.   

 

 6. Public Hearing and Recommendation on an ordinance amending Tooele City 

 Zoning Map for approximately 8.81 acres located at approximately 600 East 2400 

 North from General Commercial to High Density Residential. 

 

Presented by Rachelle Custer 

 

This item was introduced with item #5. 

 

Chairman Robinson opened the public hearing for the Zoning Map amendment.   
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Rob Heywood came forward again.  He stated that it was the intention of the land owners to have 

this be a legacy asset, to hold it indefinitely and not sell it.   

 

Chairman Robinson closed the public hearing at 8:02 p.m. 

 

Chairman Robinson moved to forward a positive recommendation to the City Council for 

the Hialeah Run at Tooele Zoning Map amendment request by Rob Heywood representing 

The Ritchie Group, LC for property located at approximately 600 East 2400 North, 

application number 2170061, based on the findings and subject to the conditions listed in 

the Staff Report dated March 8, 2017.  Commissioner Montano seconded the motion.  The 

vote was as follows: Commissioner Hammer, “Nay,” Commissioner Smart, “Nay,” 

Commissioner Bevan, “Nay,” Commissioner Sloan, “Nay,” Commissioner Spendlove, “Nay,” 

Commissioner Montano, “Aye,” and Chairman Robinson, “Aye.”  With a 5-2 vote, a negative 

recommendation will be forwarded to the City Council.   
 

 7. Recommendation on preliminary plan approval for Canyon Village – Rust - 

 a 15.75 acre 60 lot residential development to be located at approximately 1800 N. 

 Copper Canyon Drive. 

 

Presented by Rachelle Custer 

 

This application is a request for approval of a preliminary plan for approximately 15.75 acres 

located at approximately 1800 North Copper Canyon Dr. The property is currently zoned HDR 

High Density Residential to be developed into single family homes.  It is proposed to contain 

sixty lots, with a minimum of 7,000 square foot.  There are six 15,000 square foot lots that can 

be developed as dense as a four-plex in this Zoning District.  That will come before the 

Commission in final plats as they phase it out.  This is just preliminary approval for the overall 

layout, roads, utilities, etc.  

 

Pine Canyon Road is in the County and the County has provided the applicant with the right of 

way requirements to include the City’s double frontage requirements.  There is double frontage 

along Copper Canyon Drive and Pine Canyon Road, so they will be required to abide by the 

Tooele City Codes on double frontage standards.   

 

Staff recommends approval of the request for a Preliminary Plan by Adam Nash, representing 

Growth Aid LLC, application number 2160631, subject to the following conditions: 

 

1.  That all requirements of the Tooele City Engineering and Public Works Divisions are 

 satisfied throughout the development of the site and the construction of all buildings on  

 the site, including permitting. 

2.  That all requirements of the Tooele City Building Division are satisfied throughout the 

 development of the site and the construction of all buildings on the site, including 

 permitting. 

3.  That all requirements of the Tooele Fire Department are satisfied throughout the 

 development of the site and the construction of all buildings on the site. 

4.  Plans are to be stamped and signed by a professional engineer, registered in the State of 
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 Utah. 

5.  Double Frontage lot requirements along all double frontage streets, to include 

 establishing an HOA per Tooele City Code 7-19-17.1 shall apply. 

6.  Single family and multi-family design guidelines per Tooele City Code 7-11a and 7-11b  

 shall apply. 

 

Commissioner Bevan moved to forward a positive recommendation to the City Council for 

the Canyon Village – Rust Preliminary Plan, for the purpose of creating 60 residential lots 

at approximately 1800 North Copper Canyon Drive, application number 2160631, based on 

the findings and subject to the conditions listed in the Staff Report dated March 8, 2017. 

Commissioner Sloan seconded the motion.  The vote was as follows: Commissioner Hammer, 

“Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Aye,” Commissioner Sloan, “Aye,” 

Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman Robinson, 

“Aye.” 

 

 8. Review and Approval of Planning Commission Meeting minutes for meeting  

  held February 22nd 2017.   

 

Commissioner Hammer moved to approve the minutes for the meeting held February 22nd, 

2017.  Commissioner Bevan seconded the motion.  The vote was as follows: Commissioner 

Hammer, “Aye,” Commissioner Smart, “Aye,” Commissioner Bevan, “Aye,” Commissioner 

Sloan, “Aye,” Commissioner Spendlove, “Aye,” Commissioner Montano, “Aye,” and Chairman 

Robinson, “Aye.” 

 

Councilman McCall commended the Commission for their professional discussion of the items 

and concerns during the meeting.   

 

 10. Adjourn 
 

Commissioner Bevan moved to adjourn the meeting. Chairman Robinson adjourned the meeting 

at 8:08 p.m. 

 

The content of the minutes is not intended, nor are they submitted, as a verbatim transcription of 

the meeting. These minutes are a brief overview of what occurred at the meeting.  

 

Approved this 22nd day of March, 2017  

 

 

_______________________________________________________  

Matt Robinson, Chairman Tooele City Planning Commission 
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Exhibit A 
 
Zoning change.  
To whom it may concern;  
 
 Skretting is a manufacturing company located here in Tooele at 712 East 2400 North.  The 
company was originally located in Murray, Utah under the operating name Nelson and Sons which was 
privately owned. Nelson and Sons operated in Murray for about 100 years but was forced to relocate 
due to city grow which left no room to expand.  
 In 1996 Nelson & Sons purchased land in Tooele to continue their operation, at that time and 
they also entered into a partnership to purchase approx. 38 acres of land under the name ENS, this was 
to ensure room for further growth but moreover, to protect against residential grow as had happened in 
Murray, Utah.    

Skretting purchased Nelson & Sons in January 2008 and immediately invested another 12 million 
dollars to install new receiving bins.  We have since invested approximately 1 million dollars every year 
since, including 2.8 million in 2016. Skretting Tooele is a growing operation which produced 21,000 MT 
of fish feed in 2016 and we expect to produce 27,000 MT in 2017 for a 23% growth.  

Between Skretting and ENS we have investment in nearly all the land south of 2400 North and 
intend to sell this land for commercial/light industrial use.  We have recently turned down 2 offers which 
would have required the same zoning change that is currently being requested for the land North of 
2400 North.  The reason for not accepting the highly profitable offer was due to safety concerns.  In 
2016 the transport truck traffic on this road was about 30 per/day supplying our 24 hour operation, as 
stated before, we expect to increase sales this year by additional 23% which would result in higher truck 
traffic.  In short, transport trucks and children don’t go well together. 

We have sold off lots of the land for both the medical building and the carwash located on 400 
East.  Our intent is to continue to sell the remaining land for commercial/light industrial use, again this 
would increase transport truck traffic along this road, further endangering young children if a HDR area 
was to be place along this corridor. We take safety very seriously and were shown by us by turning down 
2 offers that were highly profitable, just ensure our residents are not exposed to these traffic dangers.  

Skretting is an active community member and has donated too many groups to help the 
community. Such as;  
•             Tooele Food Bank 
•             Special Olympics Utah 
•             Children’s Wish Foundation International   
•             Huntsman Cancer Institute  
•             Jared McMakin’s Eagle Scout project to build nesting boxes for water fowl 
•             Community softball team 
•             Overlake Elementary Focus on Art Program 
•             Impact (Homeless student fund in Tooele County) 
•             Kickin’ Cancer’s Can 
 •             4-H livestock show in Tooele County 
•             Little league baseball team 
•             Disability Mentoring Day 
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•             Back to School Community Closet 
 •             Scholar Academy Night of the Arts 
Plus hosted the Tooele County School District Special Education Transition program.   
 We are very proud of our community and our support in it, including the many local businesses 
that we support.  
 In closing, we have turned down offers that would require this zoning change on land we own 
due to safety concerns and I hope you would do the same for the land North of 2400 North.  Our 
children are too valuable to be exposed to these risks.  
 
Thank you  
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City Recorder’s Office

PUBLIC NOTICE

Notice is hereby given that the Tooele City Council and the Tooele City Redevelopment Agency,
will meet in a Business Meeting on Wednesday, April 5, 2017 at the hour of 7:00 P.M. The
meeting will be held in the Tooele City Hall Council Room located at 90 North Main Street, Tooele,
Utah.

1. Pledge of Allegiance

2. Roll Call

3. Mayor’s Youth Recognition Awards

4. Public Comment Period

5. Resolution 2017-18 A Resolution of the Tooele City Council Approving the Annexation
of 49 Acres of Additional Sunset Estates Property into the North Tooele City Special
Service District

Presented by Derrick Larson

6. Resolution 2017-15 A Resolution of the Tooele City Council Approving Amendment #3
to the Green Meadows Annexation Agreement

Presented by Derrick Larson

7. Canyon Village - Rust - Preliminary Plan Request
Presented by Jim Bolser

8. Minutes

9. Invoices
Presented by Michelle Pitt

10. 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.



TOOELE CITY CORPORATION 
 

RESOLUTION 2017-15 
 

A RESOLUTION OF THE TOOELE CITY COUNCIL APPROVING AMENDMENT #3 TO 
THE GREEN MEADOWS ANNEXATION AGREEMENT. 
 
 WHEREAS, on November 5, 2014, the City Council approved Ordinance 2014-16, 
approving the 38-acre Green Meadows annexation; and, 
 
 WHEREAS, on November 19, 2014, the City Council approved Resolution 2014-
53, approving the Green Meadows Annexation Agreement, which provided, in pertinent 
part, “The Property shall not be subdivided in phases, but shall be the subject of a single 
final subdivision plat”; and, 
 
 WHEREAS, on December 2, 2015, the City Council approved Resolution 2015-
51, approving Amendment #1 to the Green Meadows Annexation Agreement; and, 
 
 WHEREAS, on September 7, 2016, the City Council approved Resolution 2016-
44, approving Amendment #2 to the Green Meadows Annexation Agreement; and, 
 
 WHEREAS, the current owner of the annexed property has expressed to the City 
Administration that to require the property to be developed in a single phase is 
economically impossible due to project infrastructure and financing costs, and has 
requested that the Annexation Agreement be amended to allow the project to be 
developed in phases as allowed by the Tooele City Code; and, 
 
 WHEREAS, the City Council discussed the requested amendment during its open 
and public work meeting on March 1, 2017 (see the minutes attached as Exhibit B); and, 
 
 WHEREAS, the City Administration recommends that Section 3.a. of the Green 
Meadows Annexation Agreement be amended as follows: 
 
Land Use Approvals.  Petitioner shall comply with all applicable Tooele laws and regulations, current as 
of the date of this Agreement, for approval of the preliminary plan and final subdivision plats for the 
Property.  The Property shall not be subdivided in phases, but shall be the subject of a single final 
subdivision plat. 

; and, 
 
 WHEREAS, it is in the best interest of Tooele City to further amend the Annexation 
Agreement to allow the project to be developed in phases so the project will not remain 
vacant and so the purposes of the Annexation Agreement can be fulfilled: 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE TOOELE CITY COUNCIL that 
Amendment #3 to the Green Meadows Annexation Agreement is hereby approved, as 
shown above, to allow the annexed property to be developed in phases pursuant to the 
requirements of the Tooele City Code.  No other amendments are approved. 



 
 This Resolution shall become effective upon passage, without further publication, 
by authority of the Tooele City Charter. 
    
 IN WITNESS WHEREOF, this Resolution is passed by the Tooele City Council this 
____ day of _______________, 2017. 
  



TOOELE CITY COUNCIL 
(For) (Against) 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
ABSTAINING:  ___________________________________________ 
 

MAYOR OF TOOELE CITY 
(Approved) (Disapproved) 
 
 
______________________________ ______________________________ 
 
ATTEST: 
 
 
 
__________________________ 
Michelle Y. Pitt, City Recorder 
        
 
           S E A L 
 
 
 
Approved as to Form: ____________________________ 
      Roger Evans Baker, City Attorney 
  



 
 
 
 

Exhibit A 
 
 
 

March 1, 2017, Minutes 
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Tooele City Council and Tooele City Redevelopment 

Agency of Tooele City, Utah 

Work Session Meeting Minutes 

 

   

Date:   Wednesday, February 15, 2017 

Time:   5:00 p.m. 

Place:   Tooele City Hall, Large Conference Room 

90 North Main St., Tooele, Utah 

 

City Council Members Present: 

Chairwoman Debbie Winn 

Scott Wardle 

Dave McCall 

Steve Pruden 

Brad Pratt 

  

City Employees Present: 

Mayor Patrick Dunlavy 

Glenn Caldwell, Finance Director 

Jim Bolser, Director of Community Development and Public Works 

Michelle Pitt, Recorder 

Matt Johnson, Assistant City Attorney 

Rachelle Custer, City Planner 

Bucky Whitehouse, Fire Chief 

Randy Sant, Economic Development and Redevelopment Agency Director 

 

Minutes prepared by Michelle Pitt 

 

1.  Open Meeting 
 

Chairwoman Winn called the meeting to order at 5:00 p.m. 

 

 

2. Roll Call 
 

Debbie Winn, Present 

Scott Wardle, Present 

Dave McCall, Present 

Steve Pruden, Present 

Brad Pratt, Present 

 

3. Discussion: 
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- WFRC Draft RPO Plan 

Presented by Wayne Bennion 

 

Mr. Bennion, from the Wasatch Front Regional Council, presented the Rural Planning 

Organization (RPO) plan and the Tooele Valley Long Range Transportation Plan Update.  Mr. 

Bennion explained that the RPO has been around for over a decade.  He felt that the RPO 

increases the amount of dialogue between county organizations and the Utah Transit Authority.  

Mr. Bennion said that having this plan in place allows for eligibility for funding, eventual 

completion, and shows a unified voice for the valley.  He showed the Council the proposed 

timeline, with hopeful approval in the fall, after input from public officials and the public.  Mr. 

Bennion reviewed the Tooele Draft Highway Phasing proposed for Phase 1: 2015-2024, and 

Phase 2: 2025-2040, the Draft Transit Plan, and the Draft ITS (Intelligent Transport Systems) 

Projects.   

 

Mr. Bennion asked the Council if they had any concerns with the plan being released for public 

comment.   The Council indicated that they did not have concerns with it going out to the public 

for comment. 

 

- Catastrophic Wildfire Discussion 

Presented by Chief Bucky Whitehouse 

 

Chief Whitehouse presented the catastrophic wildfire destruction reduction strategy.  With the 

property that the City owns, the City needs to consider a strategy.  Chief Whitehouse said that in 

2012-2016, significant events occurred during the wildfire seasons where wildfires were so large 

that municipalities could not afford to curb the fires themselves.  They needed help from the 

state.  In 2016 a law was put in place that directed the state forestry service to bring cities and 

counties online to create strategies.    

 

Chief Whitehouse presented the Council with a Cooperative Agreement that would need to be 

signed by the City by July 1st.  The City can either opt in or out of the plan.  If the City opts in, 

and there is a wildfire in City boundaries, there will be an insurance agreement that the State will 

participate in the costs.  Chief Whitehouse added that if the City experiences a fire where aircraft 

needs to be involved, costs escalate quickly.  Chief Whitehouse felt that for the fire department, 

this was an important program to participate in.  Tooele City has a risk and potential for a fire to 

escalate to the point where costs and the fire get out of control.  If the City opts in, there is a 

commitment of about $20,000 in-kind match per year to a community wildfire prevention 

program.  Chief Whitehouse felt that the City was already doing enough to reach the $20,000 per 

year in-kind match.  The City just needed to do a thorough assessment of what was already being 

done.   

 

Chief Whitehouse asked the Council to read the cooperative agreement and said that he would be 

back to follow up on the program.  

 

Mayor Dunlavy added that the City spends about $30,000 on weed reduction now.  He felt it 

wouldn’t be difficult to show the $20,000 in-kind match. 
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- Resolution 2017-10 A Resolution of the Tooele City Council Approving a 

Contract with Rocky Mountain Recycling 

Presented by Mayor Patrick Dunlavy 

 

The Mayor said that the City asked Rocky Mountain Recycling for a contract for the 

curbside recycling program.  They were slow in getting the contract to the City.  Mayor 

Dunlavy said that nothing had changed from the $0.25 per can per month figure 

discussed earlier.   

 

- Ordinance 2017-04 An Ordinance of Tooele City Repealing Tooele City Code 

Chapter 5-15 Regarding Secondhand Junk Dealers 

Presented by Matt Johnson 

 

Mr. Johnson said that in researching the Utah State Code, it was discovered that the 

City’s Code regarding secondhand junk dealers was either duplicative or in conflict with 

the State Code.  Mr. Johnson recommended to the Council that this section of the City 

Code be repealed. 

 

- Ordinance 2017-05 An Ordinance of Tooele City Repealing Tooele City Code 

Chapter 5-11 Regarding Private Police or Detectives 

Presented by Matt Johnson 

 

Mr. Johnson stated that this ordinance is similar to the prior item.  The City’s ordinance 

regarding private police or detectives is duplicative or in conflict with the State Code.  

City staff recommends it be repealed. 

   

- Reimbursement of Subdivision Water Modeling Fees 

Presented by Jim Bolser 

 

Mr. Bolser said that the State adopted a code a couple of years ago requiring 

municipalities to adopt modeling fees.  The City has had a modeling fee in place for some 

time.  The City is getting to the point where development is picking up.   Lots are 

beginning to run thin and new developments are coming forth for approval.  The fees are 

based on the size of development and costs incurred by the City, and handled at the time 

of preliminary plat review.   

 

- Additional Discussion Item 

 

The Mayor said that the new developers involved in Green Meadows contacted him 

today asking if they need to abide by the stipulations placed on the prior developers.  The 

prior stipulations required that the project be completed all at once, without any phasing.  

The new developers are asking if the project could be allowed to be phased in, instead of 

completed all at once.  The Mayor went on to say that the new developers won’t move 

forward with the project if the Council is going to require the project to be done all at 

once.   
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Councilman Pratt said that with the changes the new developers made, and the type of 

subdivision they are proposing, it would be detrimental to require them to put it in all at once.  

Councilman Pruden said that a nearby subdivision, Loma Vista was allowed to phase.  There 

were prior issues with the question of whether or not Green Meadows would be completed, but 

things have changed.  Mr. Bolser said that City staff would like to see a plan before phasing is 

allowed.  Councilman Pruden asked if the City could require developers to put in all the 

infrastructure in the beginning, and then phase in the rest. Mr. Bolser answered that that’s where 

all the costs come in.  Mr. Bolser reiterated that the City would like to see the plan before a 

decision is made.  The Mayor indicated he would get a hold of the developers to let them know 

that they needed to submit a plan to the City. 

 

4. Close Meeting to Discuss Litigation, Property Acquisition, and Personnel 

 

Councilman Pratt moved to close the meeting.  Councilman McCall seconded the motion.  

The vote was as follows:  Councilman McCall “Aye,” Councilman Wardle “Aye,” Councilman 

Pratt “Aye,” Councilman Pruden “Aye,” and Chairwoman Winn “Aye.”   

 

Those in attendance during the closed session were:  Glenn Caldwell, Jim Bolser, Mayor Patrick 

Dunlavy, Michelle Pitt, Randy Sant, Councilman McCall, Councilman Wardle, Councilman 

Pruden, Councilman Pratt, and Chairwoman Winn.   

 

The meeting closed at 5:48 p.m. 

 

Randy Sant joined the meeting at 6:14 p.m. 

 

At 6:28 p.m. the meeting moved to the personnel discussion.  Staff was excused from the 

meeting for this portion of the meeting.  Those in attendance were:   Councilman McCall, 

Councilman Wardle, Councilman Pruden, Councilman Pratt, and Chairwoman Winn and Mayor 

Patrick Dunlavy.   

 

No minutes were taken on these items. 

 

5. Adjourn 
 

Councilman Wardle moved to adjourn the meeting.  Councilman Pruden seconded the 

motion.  The vote was as follows:  Councilman McCall “Aye,” Councilman Wardle “Aye,” 

Councilman Pruden “Aye,” Councilman Pratt “Aye,” and Chairwoman Winn “Aye.”   

  

The meeting adjourned at 6:35 p.m. 
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The content of the minutes is not intended, nor are they submitted, as a verbatim transcription of 

the meeting.  These minutes are a brief overview of what occurred at the meeting. 

 

Approved this 15th day of March, 2017 

 

 

 

___________________________________________________  

Debra E. Winn, Tooele City Council Chair 
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Tooele City Council, Tooele City Redevelopment
Agency of Tooele City, Utah, and the

Tooele City Water Special Service District
Work Session Meeting Minutes

Date: Wednesday, March 15, 2017
Time: 5:00 p.m.
Place: Tooele City Hall, Large Conference Room

90 North Main St., Tooele, Utah

City Council Members Present:
Chairwoman Debbie Winn
Scott Wardle
Dave McCall
Steve Pruden
Brad Pratt

City Employees Present:
Mayor Patrick Dunlavy
Glenn Caldwell, Finance Director
Jim Bolser, Director of Community Development and Public Works
Michelle Pitt, Recorder
Roger Baker, City Attorney
Rachelle Custer, City Planner
Paul Hansen, City Engineer
Randy Sant, Economic Development and Redevelopment Agency Director

Minutes prepared by Michelle Pitt

1. Open Meeting

Chairwoman Winn called the meeting to order at 5:00 p.m.

2. Roll Call

Debbie Winn, Present
Scott Wardle, Present
Dave McCall, Present
Steve Pruden, Present
Brad Pratt, Present

3. Discussion:
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- Tooele City Water Special Service District Resolution 2017-01 A Resolution of
the Tooele City Water Special Service District Approving a Water Right Lease
Agreement with Metro Ready Mix
Presented by Paul Hansen

Mr. Hansen indicated that the City entered into an agreement with Metro Ready Mix two years
ago for the rental of a portion of water right owned by Tooele City. The agreement was for a
year by year agreement for $20,000 per year. The agreement has lapsed, so this is a new
agreement for one year for $20,000.

- Resolution 2017-14 A Resolution of the Tooele City Council Establishing Fees
for Recycling
Presented by Mayor Patrick Dunlavy

The Mayor stated that the City is formalizing the amount for the recycling program with Rocky
Mountain Recycling. Because of the number of residents that signed up for the recycling
program, the City will stay within the amount promised.

- Resolution 2017-16 A Resolution of the Tooele City Council Authorizing an
Agreement with Tooele County for Municipal Elections
Presented by Michelle Pitt

Ms. Pitt stated that Tooele City is required to hold municipal elections each odd-numbered year.
The Tooele County Clerk’s office has assisted Tooele City in the past with election judges,
ballots, and providing voting machines. Tooele City does not have voting machines and so it
makes sense to contract with the County for these services. The estimated cost for the election is
over $20,000 for each election. If there is a primary and a general, the estimated total is $41,000.
The City Recorder’s Office and staff from Communities that Care help with early voting, which
helps keep costs down.

- Resolution 2017-05 A Resolution of the Tooele City Council Approving
Amendment #3 to the Green Meadows Annexation Agreement
Presented by Roger Baker

Mr. Baker said that with Mr. Arbshay’s passing, ownership went to Mr. Kitchen and the
Buzianises. They have sold the property to another developer, who is a Tooele Valley resident.
The new developer has indicated that it is too expensive to put in all the public improvements all
at once. He is asking for the ability to do phasing, to allow him to finance for one phase, sell
those lots, then to finance the next phase. Mr. Baker explained that he took out of the
Annexation Agreement the language requiring the development to be done in one single phase.
Mr. Baker emphasized that the amendment doesn’t contractually entitle the developer to do it in
phases, but allows him to under the provisions of the City Code. Councilman Pruden asked if
the developer was not able to get financing, because Loma Vista put in all the improvements at
once. Mr. Baker answered that he wasn’t sure about the markets, or how the developments
compare. The City was told that it would be easier financially to do the project in phases.
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Councilwoman Winn asked if the developer has shown City staff any phasing plans. Mr. Bolser
said that his department has not received a phasing plan. Mr. Baker reiterated that the agreement
didn’t entitle the developer to anything in terms of development, but allowed him to do phases
like any other developer under, the requirements of the City Code. Councilman Wardle said that
the only reason for not allowing phasing in the original agreement was because of a concern that
the project wouldn’t be completed by the original developer. That is not an issue now.
Councilman Pratt asked if there was a detriment in phasing this project. Mr. Bolser answered
that there wasn’t a detriment so long as the phasing is laid out appropriately to loop utilities and
ensure proper access. Councilman Pruden asked if the developer wanted to decrease the lot size
or change the layout. Mr. Bolser said that he didn’t think so. His understanding was that there
would be some rearranging of the lots. Mr. Bolser added that phasing can make financing
feasible, and some of the rearrangement being discussed can cut the cost ratio in half. Mr. Bolser
indicated that staff was agreeable to phasing the project as long as City staff had a chance to look
at the plans. Mr. Baker stated that he attached a copy of the minutes of the prior meeting to the
resolution, so that the concerns of the Council and Mr. Bolser were included in the record of the
resolution.

- Resolution 2017-12 A Resolution of the Tooele City Council Approving the
Municipal Wastewater Planning Program Self-Assessment Report for Tooele City
for 2016
Presented by Jim Bolser

Mr. Bolser stated that this report is required annually. It is an assessment of the City’s
wastewater facility and the existing improvements done over the last few years. The report
indicates that the City is doing great, with no outstanding needs that can’t be addressed.

- Copper Canyon Phase 5 – Final Subdivision Plat Request
Presented by Jim Bolser

Mr. Bolser reported that Phase 5 is the next phase of the Copper Canyon development. This is a
Planned Unit Development (PUD). Phase 4 has not been completed or submitted for approval,
but that doesn’t mean that it won’t be done, it just made more sense geographically to do Phase 5
before Phase 4. Phase 5 is the next natural development phase to happen. Mr. Bolser indicated
that Phase 5 met all the requirements that were needed for approval. Councilman Pratt asked
how many phases there were. Ms. Custer answered that the City has approved through Phase 6
or 7 so far as a part of a single preliminary plan approval, but the developers own more property
beyond that. Councilman Wardle asked if the developers completed open space and trail
requirements. Mr. Bolser said that they had, and the City has held the developers up on this plat
until those requirements were met.

4. Council Reports

Councilman Pratt said that the Council of Governments (COG) has not met. He couldn’t attend
the Tooele City Arts Council (TCAC) meeting. He stated that the TCAC sponsored a successful
piano concert the other night. Even though the County says there is not a position on the Council
on Aging, he is still receiving information from them about meeting times, etc.
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Councilman McCall indicated that the library board hasn’t met.

Councilman Pruden said that the TCAC had a wonderful concert on Monday night. The
performer was recommended by Melodi Gochis, a member of TCAC. Councilman Pruden said
that there were about 300 people in attendance. It was very entertaining and people were happy
that something in that genre was offered. Fridays on Vine is all set to begin the first Friday in
June. The concert series will begin with the group, Soulistics. Peter Breinholt and Ryan Shupe
will also perform this year. The TCAC will sponsor Labor Day concerts in the park, with food
vendors.

Councilman Wardle stated that there is a USU meeting tomorrow.

Councilwoman Winn indicated that she met with the North Tooele City Special Service District
(NTCSSD). She talked with them about the Sunset developments that are coming up. They
want to be involved in the district. Councilwoman Winn said that she also talked with them
about the street light program. The City’s light replacement program is running smoothly and
well, but the lights are not being repaired in Overlake in a timely manner. The original
agreement was that the City would make the repairs, then bill the district for the repairs. Then it
was decided that the NTCSSD would make the repairs, and not involve the City. This scenario
isn’t working. It will now go back to having the City make the repairs then invoice the
NTCSSD.

5. Close Meeting to Discuss Litigation and Property Acquisition

Councilman Pratt moved to close the meeting. Councilman McCall seconded the motion.
The vote was as follows: Councilman McCall “Aye,” Councilman Wardle “Aye,” Councilman
Pratt “Aye,” Councilman Pruden “Aye,” and Chairwoman Winn “Aye.”

Those in attendance during the closed session were: Glenn Caldwell, Jim Bolser, Mayor Patrick
Dunlavy, Roger Baker, Michelle Pitt, Randy Sant, Paul Hansen, Councilman McCall,
Councilman Wardle, Councilman Pruden, Councilman Pratt, and Chairwoman Winn.

The meeting closed at 5:20 p.m.

No minutes were taken on these items.

6. Adjourn

Councilman Pratt moved to adjourn the meeting. Councilman Pruden seconded the motion.
The vote was as follows: Councilman McCall “Aye,” Councilman Wardle “Aye,” Councilman
Pruden “Aye,” Councilman Pratt “Aye,” and Chairwoman Winn “Aye.”

The meeting adjourned at 6:17 p.m.
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The content of the minutes is not intended, nor are they submitted, as a verbatim transcription of
the meeting. These minutes are a brief overview of what occurred at the meeting.

Approved this 5th day of April, 2017

___________________________________________________
Debra E. Winn, Tooele City Council Chair
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Tooele City Council, Tooele City Redevelopment Agency, and
Tooele City Water Special Service District

Business Meeting Minutes

Date: Wednesday, March 15, 2017
Time: 7:00 p.m.
Place: Tooele City Hall, Council Chambers
90 North Main Street, Tooele, Utah

City Council Members Present:
Debbie Winn, Chairwoman
Steve Pruden
Brad Pratt
Dave McCall
Scott Wardle

City Employees Present:
Mayor Patrick Dunlavy
Roger Baker, City Attorney
Glenn Caldwell, Finance Director
Chief Ron Kirby, Police Department
Chief Bucky Whitehouse, Fire Department
Jim Bolser, Public Works and Community Development Director
Heidi Peterson, Communities that Care Director
Michelle Pitt, City Recorder
Lisa Carpenter, Deputy Recorder

Minutes prepared by Cami Cazier.

Chairwoman Winn called the meeting to order at 7:00 p.m.

1. Pledge of Allegiance

The Pledge of Allegiance was led by Councilman Wardle.

2. Roll Call

Debbie Winn, Present
Steve Pruden, Present
Brad Pratt, Present
Scott Wardle, Present
Dave McCall, Present
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3. Mayor’s Youth Recognition Awards

Presented by Mayor Patrick Dunlavy, Heidi Peterson and Chief Ron Kirby

Mayor Dunlavy welcomed everyone and expressed his gratitude to be able to honor some special
young people. As elected officials, they know that our future is our youth so they have
developed programs through the Communities that Care Department and Police Department to
help recognize these outstanding students in a public meeting.

The Mayor introduced Heidi Peterson, Director of Communities that Care, and Chief Ron Kirby
of the Tooele City Police Department. The Police Department sends officers into the schools to
help the kids deal with difficult challenges and pressures that many of them face.

Ms. Peterson thanked the Mayor and those in attendance. Before giving out the awards, Ms.
Peterson wished to explain the Communities that Care department and the programs offered
through it. Tooele City is one of the only cities in the State and Nation that has invested in
prevention, in making sure that our youth have as many resources as they can to help them grow
up and lead happy successful lives. A number of years ago, Tooele City participated in a grant
from the University of Washington to invest in a program that was steeped in research, two
decades worth of research about what helps kids succeed. There had been a lot of guesswork up
to that point, and it’s actually a field of science now. Tooele City was selected to be one of the
pilot communities to try this research. Because of the foresight and priority that our community
leaders have in our youth and families, they decided to make that grant, Communities that Care,
a permanent part of Tooele City. Because of that, we’re able to look at data within our
community, find out where our kids are at the most risk, and then bring the very best
programming here to our City and offer it to families.

Ms. Peterson went on to highlight the programs offered. The first program is a parenting class
called Guiding Good Choices. Ms. Peterson encouraged all families to attend if they haven’t
already done so. It’s a five-week class, absolutely free of charge, which makes good families
even better. The next class starts at the end of this month. The Tooele City website has more
information, and registration is available there as well.

The next program highlighted by Ms. Peterson has been in our community for about three years.
The program is called QPR, or Question, Persuade, and Refer. It’s been implemented to help
combat increasing depression symptoms, especially suicidality. This has been a rising problem in
our State and Nation. Because we have Communities that Care, we’re able to stay ahead of that
curve and do all that we can to help. QPR is a program that lasts 90 minutes, and participants
learn to recognize the risk factors and warning signs associated with suicide. A three-step skill is
also taught to use with someone you know or love who is at risk. Registration information can be
found on the Tooele City website. This program can also be brought to an organization or group.

The last program highlighted is called Second Step. This program is an evidence-based
prevention program partnered with the Tooele County School District. This program helps
children develop skills such as how to handle stress, anger, and anxiety, how to make and keep
good friends, how to make goals for their life, and how to resist offers to use drugs and alcohol.
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They partner with the Police Department and have a fantastic officer that goes into the
classrooms to teach resistance skills to the sixth graders.

The recipients of this award will be receiving backpacks that include donations and prizes from
local agencies and business that want to congratulate and support these students. There is also a
copy of the narrative to be read by Ms. Peterson and a certificate signed by the Mayor.

Ms. Peterson presented the Mayor’s Youth Recognition Awards to the following students:

* Hadlee Jean Hardeman, Clarke N. Johnsen Jr. High
* Ainsley Thurber, Clarke N. Johnsen Jr. High
* Michael Freeman, Stansbury High School
* Trinity Hunt, Stansbury High School
* Caron West, Tooele High School
* Emily Smith, Tooele High School

Mayor Dunlavy again emphasized that these students are truly amazing young people who are
unselfish and kind. They are the reason why our community is so special. He thanked the
parents and congratulated them on the wonderful job they’re doing. He also thanked the
grandparents and other family members involved in supporting these youth.

A brief recess was taken for a picture of the recipients and their certificates with the City Council
members and Mayor. The photo will be included in the Tooele Transcript Bulletin.

Chairwoman Winn welcomed and recognized Boy Scout Troop #85.

4. Public Comment Period

Chairwoman Winn opened the public comment period to anyone who would like to come
forward to the podium and address the Council with any concerns or comments. She asked those
interested to sign their name on the roster, speak clearly into the microphone, and to keep
comments brief.

There were no public comments.

Chairwoman Winn closed the public comment period at 7:25 p.m.

5. Resolution 2017 – 17 A Resolution of the Tooele City Council Approving a
Cooperative Agreement Between the Utah Division of Forestry, Fire, and State
Lands, and Tooele City Corporation

Presented by Chief Bucky Whitehouse

On behalf of the Tooele City Fire Department, Chief Whitehouse presented for approval an
agreement for what is known as the Catastrophic Wildfire Cooperative Agreement. As was
mentioned in a previous meeting, this is an agreement set forth by legislation that was passed in
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2016 which gives the State an opportunity to be able to assist local entities in the event they have
a catastrophic wildfire. They will assist with both response resources as well as financial
resources if the need arises. The Fire Department considers this to be an important addition to
what they already do for Tooele City because if there is wildfire within the City limits, it allows
them to receive the support of the State Division of Forestry and Fire to put out the fire.

This agreement requires an in-kind, or participating, match of around $20,000. This will be
accounted for as an in-kind or donated service related to mitigating or preventing wildfires from
occurring. A variety of mitigation and prevention projects will be going on between the public,
Tooele City Departments, and the Tooele City Fire Department.

Councilman Pruden thanked Chief Whitehouse for their efforts in protecting the City. He stated
that it was a privilege to sign the agreement.

Chairwoman Winn thanked Chief Whitehouse for the education that the Fire Department
provides to the public.

Councilman McCall moved to approve Resolution 2017 – 17. Councilman Pruden seconded
the motion. The vote was as follows: Councilman McCall, “Aye,” Councilman Pruden, “Aye,”
Councilman Pratt, “Aye,” Councilman Wardle, “Aye,” and Chairwoman Winn, “Aye.”

6. Tooele City Water Special Service District Resolution 2017-01 A Resolution of the
Tooele City Water Special Service District Approving a Water Right Lease
Agreement with Metro Ready Mix

Presented by Paul Hansen

Tooele City holds a number of water rights that are held for future use. This water lease
agreement began in 2014 with Metro West, which allows them to lease 200 acre feet of water
from Tooele City on a yearly basis. The revenue created from that provides $20,000 annually.
This is a great benefit for the City to be able to use our resources. This agreement is a new
agreement because the last agreement lapsed. Metro Ready Mix has paid current through July of
this year, so this agreement would start July of this year and then continue on a yearly term.

Councilman Wardle moved to approve Tooele City Water Special Service District
Resolution 2017-01. Councilman Pratt seconded the motion. The vote was as follows:
Councilman Wardle, “Aye,” Councilman Pratt, “Aye,” Councilman Pruden, “Aye,” Councilman
McCall, “Aye,” and Chairwoman Winn, “Aye.”

7. Resolution 2017 - 14 A Resolution of the Tooele City Council Establishing Fees for
Recycling

Presented by Mayor Patrick Dunlavy

The recycling program is underway and has been very successful. New customers are
continually signing up. The contract is being formalized with Rocky Mountain Recycling.
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Roger Baker has reviewed the agreement and found a few minor changes that Rocky Mountain
Recycling has changed on the agreement. The agreement is ready for approval by the Council.

Councilman Pruden moved to approve Resolution 2017 - 14. Councilman McCall seconded
the motion. The vote was as follows: Councilman McCall, “Aye,” Councilman Pruden, “Aye,”
Councilman Pratt, “Aye,” Councilman Wardle, “Aye,” and Chairwoman Winn, “Aye.”

8. Resolution 2017 – 16 A Resolution of the Tooele City Council Authorizing an
Agreement with Tooele County for Municipal Elections

Presented by Michelle Pitt

Tooele City is required to hold municipal elections in odd numbered years, so an election will be
held this year. Tooele County Clerk’s Office has assisted Tooele City in the past by providing
the voting machines, election judges, and preparing the ballots. It has worked out very well.
The estimated cost for the election is just over $20,000 for each election. Therefore, if both
primary and general elections are held, the cost will be about $41,000. The City Recorder’s
Office and Communities that Care help with early voting to help keep the cost down.

Councilman Pratt moved to approve Resolution 2017 - 16. Councilman Pruden seconded the
motion. The vote was as follows: Councilman McCall, “Aye,” Councilman Pruden, “Aye,”
Councilman Pratt, “Aye,” Councilman Wardle, “Aye,” and Chairwoman Winn, “Aye.”

9. Ordinance 2017 – 07 An Ordinance of Tooele City Amending Tooele City Code
Title 6 Regarding Animal Control

Presented by Roger Baker

As a brief summary of this ordinance, Mr. Baker began by proposing that the entire Title 6 be
rewritten and overhauled. Most of it is minor housekeeping amendments, but Mr. Baker first
wished to summarize each chapter that needed changing.

In Chapter 6-1, the changes are intended mostly to clarify how the Animal Control Division fits
into the Police Department structure, and how the Animal Control Shelter fits into the Animal
Control Division and who has what responsibilities.

Chapter 6-2 is to modernize, correct, and add to the definitions. Definitions are critical in any
regulation. If they are unclear or lacking, it leads to disagreements and litigation.

Chapter 6-3 modernizes the language. There is a $1 fee for a license replacement that is so
diminutive, it doesn’t make sense. Therefore, it is proposed to raise this fee to $5, which is still
nominal.

Chapter 6-4 regards animals that are at large, specifically cattle and other livestock. The concern
is protecting the groundwater supplies.
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Chapter 6-5 regards nuisances, specifically animals that are repeat offenders that attack
domesticated animals, to protect the farming interests and prosecute those violations.

Chapter 6-5b is the aggressive animal chapter that regards dangerous animals that attack or bite.
There is a very detailed hearing procedure with two levels of hearings. The first level being the
Police Department and another level at the Administrative Hearing Officer stage. If it’s found
that an animal is dangerous or potentially dangerous based on its behavior, the determination is
allowed to be appealed because it is proposed that the animal is either euthanized or impose
severe restrictions on the animal’s ability to live on someone’s property. Those procedures have
been made clearer as to how to go about the appeal process.

Chapter 6-6 is to modernize rabies control. The former chapter required that in every instance of
an animal bite, the head of the biting animal be severed and sent to the State for rabies testing.
Now in only certain instances determined by the State, must the head be secured and delivered to
the State for rabies testing.

Chapter 6-7 is regarding impounding. In various provisions of the Code, there were different
time periods that an animal had to be kept before it could be released, anywhere from 3-5
business or calendar days. To the benefit of the animal owners and to ease administrative
burdens, all of those waiting periods will now be 5 business days.

Councilman Wardle pointed out that this change will be favorable to the public by allowing them
extra time to retrieve their animals.

Chapters 6-8 and 9 regards animal shelters and cruelty to animals. Simple modifications and
modernizations were completed.

Chapter 6-10 regards wild animals. There is a chapter that lists the types of animals that may not
be kept as pets. For example, a pet crocodile is not allowed within the City limits. These wild
animals are violations of City law and State law as well. However, Mr. Baker recommended that
the severity of the violation be reduced from a Class B misdemeanor to a Class C misdemeanor.

Chapter 6-11 regards kennels. Mr. Baker proposed that the chapter be repealed. It currently
provides that not only will the City control the kennels, but another chapter requires the Police
Department to establish health regulations for kennels and to inspect them and monitor their
progress. Mr. Baker believes that those responsibilities can be best served by zoning, the Health
Department, and nuisances.

Chief Kirby expressed his appreciation to Mr. Baker for his efforts in overhauling this section of
the Code.

Councilman Pruden moved to approve Ordinance 2017 - 07. Councilman McCall seconded
the motion. The vote was as follows: Councilman McCall, “Aye,” Councilman Pruden, “Aye,”
Councilman Pratt, “Aye,” Councilman Wardle, “Aye,” and Chairwoman Winn, “Aye.”
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10. Resolution 2017 – 12 A Resolution of the Tooele City Council Approving the
Municipal Wastewater Planning Program Self-Assessment Report for Tooele City
for 2016

Presented by Jim Bolser

This is a requirement from the State on a yearly basis to perform a self-assessment and submit a
report to the State of the results. The report contains comparisons of data obtained over previous
years as well as any predicted significant improvements in the future. For about the fifth year in
a row, Mr. Bolser has presented this report to the Council to say that the results show that Tooele
City is just fine. This is due in part to the foresight and support of the Council and Mayor
Dunlavy. The sewer system and treatment programs have been developed to meet the City’s
needs for many years to come. There were no significant issues or concerns. Once this report is
approved by Resolution by the Council, it will be submitted to the State.

Councilman Wardle moved to adopt Resolution 2017 - 12. Councilman McCall seconded the
motion. The vote was as follows: Councilman McCall, “Aye,” Councilman Pruden, “Aye,”
Councilman Pratt, “Aye,” Councilman Wardle, “Aye,” and Chairwoman Winn, “Aye.”

11. Resolution 2017 – 13 A Resolution of the Tooele City Council Establishing Fees for
Water Modeling Associated with New Developments

Presented by Jim Bolser

A couple of years ago, the State Legislature adopted rules that required any new development
within a municipal culinary water system to undergo some modeling of the system. As new
development comes online, this needs to be added in with a new modeling procedure to review
the capacities as well as systems to accommodate that growth. Since the adoption of that new
regulation, Tooele City hasn’t had a lot of new developments come online. This is partially due
to the downturn in the economy and partially due to the fact that we had a fairly sizable stock of
available lots at that time. We’ve reached the end of that economic downturn as well as the
stock of lots that were available. Development pressures are starting to come in again.
Therefore, these modeling procedures will need to be implemented. However, due to the support
of the Council and Mayor, this modeling has already been going on for quite some time. It’s
been used as part of the preparation for drilling new wells, tanks, etc.

This modeling does incur costs to the City. Because of the lack of development pressure in the
past, there hasn’t been a need for modeling specific to new development. Now that development
is picking up again, a fee is being proposed to transfer to the applicants and new developments to
cover that cost for the City. The fee structure was included in the Resolution information
provided to the Council.
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Councilman Pratt moved to approve Resolution 2017-13. Councilman Pruden seconded the
motion. The vote was as follows: Councilman Wardle, “Aye,” Councilman Pratt, “Aye,”
Councilman Pruden, “Aye,” Councilman McCall, “Aye,” and Chairwoman Winn, “Aye.”

12. Copper Canyon Phase 5 – Final Subdivision Plat Request

Presented by Jim Bolser

The Copper Canyon Development is a PUD (Planned Unit Development) with a development
agreement for a number of phases to constitute that development. The time has come to approve
another phase of that development – Phase 5. Phase 4 has not been brought for approval as yet.
The Phases will not be approved in numerical order, but are in order geographically. The Plat
has been prepared and reviewed by Staff and has been found to be within the terms of the
Ordinance as well as the development agreement for that development. A positive
recommendation is proposed for this request. The Planning Commission has heard this item and
has forwarded a positive, unanimous recommendation.

Councilman Pruden asked if the sidewalk issues have been resolved.

Mr. Bolser responded that the infrastructure issues in previous phases have all been resolved
prior to the submission of this phase. This development is located at about 800 North and 200
West.

Councilman McCall moved to approve the Copper Canyon Phase 5 – Final Subdivision
Plat Request. Councilman Pratt seconded the motion. The vote was as follows: Councilman
McCall, “Aye,” Councilman Pruden, “Aye,” Councilman Pratt, “Aye,” Councilman Wardle,
“Aye,” and Chairwoman Winn, “Aye.”

13. Minutes: Mar. 1, 2017 and Mar. 8, 2017

Councilman Pruden moved to adopt the minutes for the meetings held on Mar. 1, 2017 and
Mar. 8, 2017 as presented. Councilman McCall seconded the motion. The vote was as
follows: Councilman McCall, “Aye,” Councilman Pruden, “Aye,” Councilman Pratt, “Aye,”
Councilman Wardle, “Aye,” and Chairwoman Winn, “Aye.”

14. Invoices

Presented by Michelle Pitt

Ms. Pitt present the following invoice for Tooele City Council approval.

* Performance Ford for 4 pick-up trucks totaling $86,524.00
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Councilman Pruden moved to approve the invoice as presented by Ms. Pitt. Councilman
Pratt seconded the motion. The vote was as follows: Councilman McCall, “Aye,” Councilman
Pruden, “Aye,” Councilman Pratt, “Aye,” Councilman Wardle, “Aye,” and Chairwoman Winn,
“Aye.”

15. Adjourn

Councilman Wardle moved to adjourn the meeting. Councilman Pratt seconded the motion.
The vote was as follows: Councilman McCall, “Aye,” Councilman Pruden, “Aye,” Councilman
Pratt, “Aye,” Councilman Wardle, “Aye,” and Chairwoman Winn, “Aye.”

The meeting adjourned at 7:51 p.m.

The content of the minutes is not intended, nor are they submitted, as a verbatim transcription of
the meeting. These minutes are a brief overview of what occurred at the meeting.

Approved this 5th day of April, 2017

___________________________________________________
Debbie Winn, Tooele City Council Chair
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