
Planning Commission Meeting Agenda
June 03, 2026

Council Chambers
07:00 PM

To watch meetings online, visit Tooele County's YouTube or visit this Zoom link: https://us06web.zoom.us/
j/87557557305 To submit a public comment before the meeting, email comments, anytime up until the 

meeting starts. Pursuant to the Americans with Disability Act, individuals needing special accommodations 
during this meeting should notify Stephanie Eastburn, Tooele County Community Development, at 

435-843-3160 prior to the meeting.

Pledge of Allegiance1. 

Roll Call2. 

Minutes3. 
Minutes from the May 6, 2026 MeetingA. 

MOTION AND VOTE

Attachments
1. MAY 6, 2026 PLANNING COMMISSION MEETING MINUTES - DRAFT.PDF

Action Items4. 
July 1, 2026 Meeting Date Change- Staff is requesting changing the July meeting date to July 15, A. 
2026 

MOTION AND VOTE
Conditional Use Permits5. 

PUBLIC HEARING- CUP 2026-057 Hogan Brothers, Henry Degelbeck, and Diana Degelbeck are A. 
requesting Conditional Use approval for a private Road

PUBLIC HEARING, MOTION AND VOTE 

Attachments
1. 2026-057#__PUBLIC HEARING NOTICE.PDF
2. 2026-057_PC_ITEM SUMMARY.PDF
3. CUP 2026-057__HOGAN'S PRIVATE ROAD__STAFF REPORT.PDF

Land Use Ordinances6. 
PUBLIC HEARING- TCLUO 2026-014 Charles Akerlow and Shane Sell are requesting a text A. 
amendment to Chapter 24 "Sign Regulations" of the Tooele County Land Use Ordinance

PUBLIC HEARING, MOTION AND VOTE

Attachments
1. 2026-014__PUBLIC HEARING NOTICE.PDF
2. 2026-014_PC_ITEM SUMMARY.PDF
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3. 2026-014#_STAFF REPORT _REDACTED.PDF
    PUBLIC HEARING- TCLUO 2026-072 Staff is requesting an amendment to chapter 2 "Definitions", B. 

and the adoption of chapter 36 "Water Efficiency Standards" of the Tooele County Land Use 
Ordinance

PUBLIC HEARING, MOTION AND VOTE

Attachments
1. 2026-072#__PUBLIC HEARING NOTICE.PDF
2. 2026-072#_PC_ITEM SUMMARY.PDF
3. 2026-072#_STAFF REPORT.PDF

Planning Commission Comments7. 

Adjournment8. 
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Planning Commission Meeting Minutes
May 06, 2026

47 S Main St. Tooele, UT 84074

Council Chambers Room 308

7:00 p.m.

Draft

Pledge of Allegiance1. 
Pledge of Allegiance led by Commissioner Scott.

Roll Call2. 
Commissioner Toni Scott called the meeting to order at 7:00PM showing in attendance: Commissioner 
Curtis Beckstrom, Commissioner Richard Mitchell, Commissioner Kevin Christensen, Commissioner Dean 
Alder, Commissioner Michael Dow (online), Commissioner Clint Warner and Commissioner Toni Scott.

Minutes3. 
Minutes from the April 1, 2026 MeetingA. 

MOTION AND VOTE

Attachments
1. APRIL 1, 2026 PLANNING COMMISSION MEETING MINUTES - DRAFT.PDF

Commissioner Scott made a motion to approve the meeting minutes from April 1, 2026, as 
written. 2nd by Commissioner Beckstrom. All in favor. Motion passed unanimously.

Rezones4. 
PUBLIC HEARING- REZ 2026-051 Gardner Francis with Westland Development Services is A. 
requesting a rezone from MU-40 to MG-EX, Mili Pioquinto, Mili Pioquinto

PUBLIC HEARING, MOTION AND VOTE
Mili Pioquinto, Planning Staff, summarized that Gardner Francis with Westland Development 
Services is requesting a rezone from MU-40 to MG-EX. The request is to facilitate the 
extraction of minerals from the proposed property consisting of approximately 125.84 acres 
located adjacent to the Tooele County Solid Waste Management Facility. It is also near the 
former Bauer area, which has historically been associated with intensive mining and smelter 
operations, and where prior studies documented remnants of toxic waste. Although state 
review determined that the parcel is not located within the designated remediation area 
requiring state cleanup, the County Engineer has requested a Phase I Environmental Site 
Assessment in accordance with county policy. 

The applicant submitted a formal request for the rezone to be considered by the Planning 
Commission. Although the submittal addresses several required items, a few responses 
remain incomplete, require further clarification, or are pending additional supporting 
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documentation.

Planning Staff recommends that the Tooele County Planning Commission makes a motion to 
table the rezone from MU-40 to MG-EX until the applicant works through and submits the 
following items: 1. A document supporting item a, 2. An updated item e, 3. An updated item f, 
having received input from Fire, Civil, and Engineering, 4. An updated item i, 5. An updated item 
k, 6. A description for item l, 7. A description for item m, 8. An updated item n, having received 
input from Fire, Civil, and Engineering, 9. An updated item q, 10. A submission of item r, a traffic 
study, and 11. An environmental site assessment, having worked with the Tooele County 
Health Department.
The applicant, Gardner Francis with Westland Development, stated that the rezone is 
requested to facilitate a responsible mineral and aggregate extraction operation, with no 
proposed permanent structures or smelting facilities. Access would be off Bauer Road. The 
applicant committed to providing a full operation and reclamation plan, performance bonds for 
reclamation, stormwater management measures, dust and noise control plans, and annual 
County inspections during operations.

Commissioner Scott asked the applicant about the eleven required items and what still needed 
to be completed. Gardner responded that nearly all of the items have been addressed, with the 
exception of the traffic study and completion of the Phase I Environmental Survey. He stated 
that he anticipates all remaining items will be addressed and resolved within the next 30 to 45 
days.

Commissioner Scott opened the public hearing.

Jackson Smith, partner with Gardner Francis, stated that the goal is to work collaboratively and 
in partnership with Tooele County to ensure the project is safe for residents while supporting 
the County’s ongoing infrastructure needs. He explained that the proposed pit presents 
significant opportunities, as several parties interested in the aggregate material are pursuing 
both industrial and residential infrastructure projects within the County. He said they hope to 
play a role in supporting and facilitating that growth in a responsible and sustainable manner, 
while ensuring the project follows the proper processes and is carried out appropriately.

Commissioner Scott closed the public hearing.

Commissioner Warner asked staff about the traffic study, noting that the study is limited to 
Bauer Rd, while he believes the greatest impact from the pit will be on SR-36. Rachelle Custer, 
Community Development Director explained that the County’s road policy outlines the level of 
traffic analysis required based on the proposed use. 
Further discussion took place regarding the traffic study and the existing heavy truck traffic 
associated with other pits in the area. The applicant acknowledged ongoing coordination with 
both state and county agencies concerning truck routes and haul road agreements.
 
Commissioner Mitchell made a motion to table the Rezone Request by Gardner Francis for 
rezone of MU-40 to MG-EX, application number 2026-051, based on the findings and subject to 
the considerations listed by the Planning Staff until a date not later than July 15, 2026:
1) A document supporting item a
2) An updated item e
3) An updated item f, having received input from Fire, Civil, and Engineering
4) An updated item i
5) An updated item k
6) A description for item l
7) A description for item m
8) An updated item n, having received input from Fire, Civil, and Engineering
9) An updated item q
10) A submission of item r, a traffic study
11) An environmental site assessment, having worked with the Tooele County Health 
Department
2nd by Commissioner Alder. Roll call vote: Commissioner Beckstrom – yes, Commissioner 
Christiansen – yes. Commissioner Warner – yes. Commissioner Dow – yes. Commissioner 
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Alder – yes. Commissioner Scott – yes. Commissioner Mitchell – yes. All in favor. Motion 
passed unanimously.

Discussion item5. 
Discussion regarding Planning Commission Training Topics, Mili PioquintoA. 

Planning Commission discussion regarding potential dates to coordinate with the Property 
Rights Ombudsman Office.

Millie proposed scheduling at least one additional training session later this year focused on 
land use. The Commissioners expressed interest in holding the training in late summer or early 
fall. Mili will coordinate with Rob Terry from the Office of the Property Rights Ombudsman.

Adjournment6. 
Commissioner Scott adjourned the meeting at 7:32pm.  
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Tooele County Community Development 
47 South Main Street, Tooele, UT 84074 

(435) 843-3160  
https://tooeleco.gov/index.php  

 
NOTICE OF PUBLIC HEARING 

 
• SUBJECT: CUP 2026-057 Private Road. 
• PROJECT SUMMARY: Conditional use approval for a private road; Wildseed Lane. 

 
Unincorporated: Tooele County      Planner: Mili Pioquinto 

 
 

On June 3, 2026 the Tooele County Planning Commission will hold a public hearing regarding the 
request described above. The meeting will be held at 7:00 p.m. at the Tooele County Administration 
Building (Council Chamber, Third Floor), 47 S. Main Street, Tooele, UT  84074.  Also via zoom located on 
the Tooele County Website: https://tooeleco.gov/ under “Agendas and Meetings.” 
 
You have the right to attend and speak at the public hearing. Please be advised that, in rendering its 
decision, the Planning Commission can only rely on evidence, not opinion or conjecture. Written 
comments may also be submitted; however, such comments must be received no later than twenty-four 
(24) hours prior to the scheduled meeting date to allow for proper distribution to the Planning 
Commission and the applicant.  
 
For questions or additional information, please contact the Community Development Office at  
435-843-3160. 
 
The future meeting regarding this application will also be posted at the Tooele County Building, 
posted on the Tooele County Website and Utah Public Noitce Website. 
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Tooele County Planning 
Commission 

Agenda Item Summary
Department Making Request: 

Community Development 

Meeting Date: 

June 3, 2026 

Item Title: 

CUP 2026-057: Conditional use approval for a private road; Wildseed Lane.

Summary: 

Hogan Brothers, Henry Degelbeck and Diana Degelbeck are requesting a conditional use 
permit for a private road approval; Wildseed Lane.  There is a recorded access easement 
already in place and the CUP would approve private road access for parcel 
06-023-0-0016.
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Conditional Use Summary and Recommendation 
 

Public Body: Tooele County Planning Commission  Meeting Date: June 3, 2026 
Parcel ID: 06-023-0-0049, 06-023-0-0050 Current Zone: MU-40 
Unincorporated: Tooele County 
Request: Conditional use approval for a private road; Wildseed Lane. 
 
Planners: Mili Pioquinto 
Planning Staff Recommendation: Approval with Conditions 
Planning Commission Response: Not yet received. 
Applicant(s): William J Hogan, Henry Degelbeck and Diana Degelbeck 

PROJECT DESCRIPTION 

Hogan Brothers, Henry Degelbeck and Diana Degelbeck are requesting a conditional use permit for a private road 
approval; Wildseed Lane.  There is a recorded access easement already in place and the CUP would approve 
private road access for parcel 06-023-0-0016. 

SITE & VICINITY DESCRIPTION (see attached map) 

The subject area is located south of the South Rim development.  It is not 
part of a subdivision.  The private road would be accessed off of Hogan 
Road.  
 
 
 
 
 

LAND USE CONSIDERATIONS (MU-40 Zone, Multiple Use, 40-acre minimum) 

Compatibility with existing buildings in terms of size, scale and height. Yes 
Compliance with the General Plan. Yes 

 
NEIGHBORHOOD RESPONSE 

Any comments that are received from the general public or the surrounding neighbors after this staff report is 
submitted will be forwarded to the Tooele County Planning Commission for review and will be summarized on 
June 3, 2026.  

Planning and Zoning  
47 S. Main Street ∙ Room 208 ∙ Tooele, UT 84074 
Phone: (435) 843-3160 ∙ Fax: (435) 843-3252 
https://tooeleco.gov/departments/elected_officials/departments/developmentdepa
rtments/departments/development/index.php 

CUP 2026-057 
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 Request: Conditional Use Approval For Private Road                                      CUP 2026-057 
 

Conditional Use Summary  Page 2 of 4 

PLANNING STAFF ANALYSIS 

According to Tooele County Land Use Ordinance 4-3(2) Lot Standards, “Lots shall have frontage upon a dedicated 
or publicly approved street before any building permit may be issued, except residential lots may front upon 
private roads approved by the planning commission.” 

Planning Staff has determined that, in order to assign an address and process building permits for a proposed 
future home, the road serving the property must be approved as a private road. Because approval of private roads 
requires Planning Commission authorization, and because the property is not part of a recorded subdivision, the 
request is processed through a Conditional Use Permit (CUP). 

Planning Staff finds that the proposed use is compatible with surrounding land uses and consistent with the 
Tooele County General Plan (Update 2022) and the Tooele County Land Use Ordinance. 

ISSUES OF CONCERN/PROPOSED MITIGATION 

Planning Staff has found no issues of concern. 

PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the Tooele Planning Commission make a motion to approve the conditional use 
permit for a private road with the following conditions:  

1. All property owners agree to and record a “Road Maintenance Agreement” that is attached to the 
recorded Access Agreement (Entry #633543) within 3 months of this CUP approval. 

2. Staff record an Affidavit on the same Access Agreement stating the private road has been approved 
through CUP 2026-057 and all owners agree to record a “Road Maintenance Agreement.” 

3. A private sign will need to be added to the road as per private drive standards. 

4. Any road cuts onto Hogan Road will require a permit. 

5. Update “Cedar Lane” to “Wildseed Lane” on exhibit. 

6. Final review with Tooele County Fire Marshal for turnaround specifications. 

  

9 of 180



 Request: Conditional Use Approval For Private Road                                      CUP 2026-057 
 

Conditional Use Summary  Page 3 of 4 

MODEL MOTIONS 

Sample Motion for Approval 

“I move we approve the CUP for a private road, application number 2026-057, based on the findings and 
subject to the conditions listed by the Planning Staff.” 

 

Sample Motion for Non-Approval  
 “I move we table the CUP for a private road, application number 2026-057, based on the findings and 

subject to the considerations listed by the Planning Staff.” 
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 Request: Conditional Use Approval For Private Road         CUP 2026-057 

Conditional Use Summary Page 4 of 4 

CUP 2026-057: Conditional use approval for a private road; Wildseed Lane. 

Located South of South Rim Development, off of Hogan Road. 
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Tooele County Community Development 
47 South Main Street, Tooele, UT 84074 

(435) 843-3160
https://tooeleco.gov/index.php 

NOTICE OF PUBLIC HEARING 

• SUBJECT: TCLUO 2026-014
• PROJECT SUMMARY: Tooele County Land Use Ordinance text amendment to Chapter 24 – Sign

Regulations.
Unincorporated: Tooele County Planner: Mili Pioquinto 

On June 3, 2026 the Tooele County Planning Commission will hold a public hearing regarding the request 
described above. The meeting will be held at 7:00 p.m. at the Tooele County Administration Building 
(Council Chamber, Third Floor), 47 S. Main Street, Tooele, UT  84074.  Also via zoom located on the 
Tooele County Website: https://tooeleco.gov/ under “Agendas and Meetings.” 

You have the right to attend and speak at the public hearing. Please be advised that, in rendering its 
decision, the Planning Commission can only rely on evidence, not opinion or conjecture. Written 
comments may also be submitted; however, such comments must be received no later than twenty-four 
(24) hours prior to the scheduled meeting date to allow for proper distribution to the Planning 
Commission and the applicant.

For questions or additional information, please contact the Community Development Office at 
435-843-3160.

The future meeting regarding this application will also be posted at the Tooele County Building, 
posted on the Tooele County Website and Utah Public Noitce Website. 
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Tooele County Planning 
Commission 

Agenda Item Summary
Department Making Request: 

Community Development 

Meeting Date: 

June 3, 2026 

Item Title: 
 TCLUO 2026-014: Tooele County Land Use Ordinance text amendment to Chapter 24 - Sign  
iRegulations.

Summary: 

Charles Akerlow, and Shane Sell, is requesting a text amendment to Tooele 
County Land Use Ordinance Chapter 24. Specifically changing Table 24-9-4 
item 24-8-5., to allow freestanding signs in M-G as a permitted use, as well as 
directional sign sizing.
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24-8-5. On-Premise Free-Standing Signs

(i) 
unless excepted by the zoning administrator, all signs must be 
incorporated into a landscape desiqn or planter box· 
in no case shall the permitted freestanding sign be placed closer than 

(k) 100 feet to any other monument, freestanding or pole sign located on 
the same side of the street. 

(4) On-Premise Freestanding signs require the following information to be issued permits:
a plot plan showing the relationship of the sign to buildings, property 

(a) lines, the setback from public rights-of-way, intersections, easements 
and drivewavs· 
two accurately dimensioned, scaled drawings showing height, color, 

(b) square foot dimensions, landscaping, sign composition, type of 
illumination and how the sign will aooear from the street; 

(c) 
details of the sign construction including the electrical plan, foundation 
scheme and value of the sian · and

(d) the number of acres and length of lineal frontage of property. 

(Ord. 2013-17, 11/19/13) 
(Amended Ord. 2015-12, 4/21/2015) 

TCX)EIE(X)UNIYIAND USE ORDINANCE-CHAPIER24 Page 15 
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Table 24-9-3. Residential and multiple residential zones. 
(Ord.2002-13, 6/18/02) 

Residential Agricultural Multiple Use 

RRl RRS RRlO A20 A40 MU40 MU80 MU160 

commemorative plaques of 
recognized historical agencies, 
or identification emblems of 
religious orders or historical 
agencies 

24-!x>. Neighborhood 
identification signs of masonry, 

p p p p p p p p wall, landscaping, and other 
similar materials or features 

24-5-6. Institutional use signs
for churches, public schools,
public utility companies,

p p p p p p p p libraries, governmental
buildings, parks, public golf
courses

24-5-6. The flags, emblems, 
or insignia of any corporation, p p p p p p p p 

nation or political subdivision 

24-5-6. Public necessity signs 
installed by a unit of the p p p p p p p p 

government 

24-!x>. Memorial signs or 
tablets with the names of p p p p p p p p 

buildings and date of erection. 

24-!x>. Holiday decorations 
and non-commercial signs of a 
primarily decorative nature, 
clearly incidental and p p p p p p p p 

customary and commonly 
associated with any national, 
local, or religious holiday. 

24-5-6 Signs required or
specifically authorized for a

p p p p p p p p public purpose, notice or
posting by any law or statute.

24-5-6 Agricultural signs
identifying permitted p p p p p p p p 

agricultural uses.

24-5-6 Business related
p p p p p p p temporary sign p 

24-5-6 Community event
p p p p p p p p 

banner sign
(Ord. 2002-13, 6/18/02) 

Table 24-9-4. Commercial and industrial zones. 
(Ord.2002-13, 6/ 18/02) 

Commercial Industrial 

C-N C-5 C-H C-G MG-EX M-D M-G MG-H 

24-8-4. Community signs C1 C1 C1 C1 C1 C1 C1 C1 

24-8-5. Freestanding signs - p p p - - - -

24-8-6. Monument signs p p p p p p p p 

24-8-7. Wall and painted signs p p p p p p p p 

24-8-8. Billboard (off-premise 
C C C C C advertisement) signs 

- - -

24-8-9. Suspended signs p p p p p p p -

24-8-10. Awning signs p p p p p p p -

24-8-11. Canopy signs C C C C C C C -

TOOEIECDUNIYIANDUSEORDINANCE-CHAPIER24 Page 25 
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Text Amendment Summary and Recommendation 
Public Body: Tooele County Planning Commission Meeting Date: June 3, 2026 

Request: A text amendment to Tooele County Land Use Ordinance Chapter 24 – Sign Regulations. 

Planner(s): Mili Pioquinto 
Planning Staff Recommendation: To be announced at planning commission meeting 
Applicant Name: Charles Akerlow, and Shane Sell. 

PROJECT DESCRIPTION 

Charles Akerlow with Zenith Partners and Shane Sell with Golden Leaf Management, are requesting a text amendment to 
the Tooele County Land Use Ordinance Chapter 24 – Sign Regulations. Specifically changing Table 24-9-4 to allow 
freestanding signs in industrial zones as a permitted use, as well as directional signage requirements.  

As part of the Inland Port Project Area, Charles and Shane have been coordinating efforts to attract a Love's Travel Stops & 
Country Stores location to the area. During review of the proposed signage package, Shane and Planning staff identified 
that the current code does not permit freestanding signs within industrial zoning districts. To accommodate the proposed 
Love’s signage package, as well as similar future developments, the code should be amended to allow on-premises 
freestanding signs in industrial zoning districts.  

PROPOSED ORDINANCE AMENDMENT 

24-5-6. Signs allowed in all zoning districts. 

(1) The following signs are allowed without a permit in any zoning district, except on public property, unless specified 
otherwise: 

(a) Directional or instructional signs such as for restrooms, telephones, walkways, or parking lot entrances 
and exits, that are located entirely on-premise and do not in any way advertise a business or commercial 
activity, but such signs shall not exceed 4 (four) square feet in area or 4 (four) square feet in height. 
Industrial zoning districts, may increase to 16 (sixteen) square feet in area and shall not exceed 5 (five) 
feet in height with zoning administrator approval. 

24-8-5. On-Premise Free-Standing Signs 

Figure 13 – Freestanding sign, measurements in 24-7-5. 

(1) Permanent or temporary signs:                                 I Permanent 
(2) On-premise freestanding signs are only allowed as follows: 

 ( a ) permited use in all commercial ( C ) zones except in the commercial 
neighborhood (C-N) zoning district 

TCLUO 2026-014 

Planning and Zoning  
47 S. Main Street ∙ Room 208 ∙ Tooele, UT 84074 
Phone: (435) 843-3160 ∙ Fax: (435) 843-3252 
https://tooeleco.gov/government/county-
departments/community-development/ 
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Request: Text amendment to Tooele County Land Use Ordinance Chapter 24  TCLUO 2026-014 
 

TCLUO 2026-014 Summary  Page 2 of 8 

( b ) limited to only one per business or planned center/commercial complex 
whichever is fewer; 

( c ) if located on a corner lot or double frontage lot, the planning commission 
may approve two such signs by condi�onal use only if one double sided or 
angles sign is conclusively proven to be unfeasible; 

( d ) reader boards, changeable copy areas and electronic message centers are 
allowed but discouraged. No such device may exceed 75% of the total sign 
copy area of the sign. 

( e ) shall not extend over any pedestrian or vehicular access area unless 
specifically approved by the county engineer; 

( f ) all on-premise freestanding signs must have the structural supports covered 
or concealed with pylon covers and the covers must be architecturally and 
aesthe�cally designed to match the building;  

( g ) on parcels within 1000 �. of an exit off of Interstate 80: 

(1) signs shall have a height not greater than 35 feet above the nearest 
traffic lane of Interstate 80; 

(2) signs must be located withing a 30-foot setback from the property 
line on such parcel; 

(3) the allowable sign area for one of these signs shall not exceed 1 
square foot in sign area for each lineal foot of property frontage 
with a maximum sign area of 200 square feet; and 

(4) loca�ons that are adjacent to a freeway overpass or similar view 
obscuring structure may request an addi�onal height allowance 
from the zoning administrator which shall only minimally give 
enough height to provide reasonable visibility above the view
obscuring obstruc�on. 

( h ) All other loca�ons: 

(1) the allowable sign area for one of these signs shall not exceed 1 
square foot in sign area for each lineal foot of property frontage 
with a maximum sign area of 150 square feet; 

(2) the sign structure shall not exceed 25 feet in height as measured 
from the highest point of the sign to the crown of the street unless 
specifically authorized by the zoning administrator. 

( i ) all ligh�ng and/or illumina�on must face downward or be contained in a 
cabinet and must illuminate only the sign such that it remains unobtrusive 
and does not cons�tute a nuisance; 

( j ) unless excepted by the zoning administrator, all signs must be incorporated 
into a landscape design or planter box; 

( k ) in no case shall the permited freestanding sign be placed closer than 100 
feet to any other monument, freestanding or pole sign located on the same 
side of the street.  
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Request: Text amendment to Tooele County Land Use Ordinance Chapter 24  TCLUO 2026-014 
 

TCLUO 2026-014 Summary  Page 3 of 8 

(3) On-premise freestanding signs are only allowed as follows: 
 ( a ) permited use in all industrial (M) zones.            

( b ) limited to only one per business or planned center/commercial complex 
whichever is fewer, or as approved by the zoning administrator; 

( c ) if located on a corner lot or double frontage lot, the planning commission 
may approve two such signs by condi�onal use only if one double sided or 
angled sign is conclusively proven to be unfeasible;  

( d ) reader boards, changeable copy areas and electronic message centers are 
allowed but discouraged. No such device may exceed 75% of the total sign 
copy area of the sign; 

( e ) shall not extend over any pedestrian or vehicular access area unless 
specifically approved by the county engineer; 

( f ) all on-premise freestanding signs must have the structural supports covered 
or concealed with pylon covers and the covers must be architecturally and 
aesthe�cally designed to match the building; 

( g ) On parcels within 2000 �. of an exit off of Interstate 80: 

(1) signs shall have a height not greater than 40 feet above the nearest 
traffic lane of Interstate 80 

(2) signs must be located within a 30-foot setback from the property 
line on such parcel so long as it does not impede line-of-sight; 

(3) the allowable sign area for one of these signs shall not exceed 1 
square feet in sign area for each lineal foot of property frontage 
with a maximum sign area of 2000 square feet; and 

(4) loca�ons that are adjacent to a freeway overpass or similar view 
obscuring structure may request an addi�onal height allowance 
from the zoning administrator which shall only minimally give 
enough height to provide reasonable visibility above the view
obscuring obstruc�on. 

( h ) All other loca�ons: 

 (1) the allowable sign area for one of these signs shall not exceed 1 
square foot in sign area for each lineal foot of property frontage 
with a maximum sign area of 200 square feet; 

(2) the sign structure shall not exceed 35 feet in height as measured 
from the highest point of the sign to the crown of the street unless 
specifically authorized by the zoning administrator; 

( i ) all ligh�ng and/or illumina�on must face downward or be contained in a 
cabinet and must illuminate only the sign such that it remains unobtrusive 
and does not cons�tute a nuisance; 

( j ) unless excepted by the zoning administrator, all signs must be incorporated 
into a landscape design or planter box; 
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( k ) in no case shall the permited freestanding sign be placed closer than 100 
feet than any other monument, freestanding or pole sign located on the 
same side of the street. 

(4) On-Premise Freestanding signs require the following informa�on to be issued permits: 
 ( a ) a plot plan showing the rela�onship of the sign to buildings, property lines, 

the setback from public rights-of-way, intersec�ons, easements and 
driveways; 

( b ) two accurately dimensioned, scaled drawings showing height, color, square 
foot dimensions, landscaping, sign composi�on, type of illumina�on, and 
how the sign will appear from the street; 

( c ) details of the sign construc�ons including the electrical plan, founda�on 
scheme, and value of the sign; and 

( d ) the number of acres and length of lineal frontage of property. 

24.9.1 Codes and symbols. 

1. In this part are uses of signs allowed in the various districts as follows: 

(a) “permitted uses,” indicated by a “P” in the appropriate column; or 

(b) “conditional uses,” indicated by a “C” or “C1” in the appropriate column. 

2.  Conditional Uses marked by a “C” mean issuance by planning commission. Those marked by “C1” mean it may be 
approved administratively by the zoning administrator. 

3. If a use is not allowed in a given district, it is either not named in the use list or it is indicated in the appropriate 
column by a dash, “-“.  

4. If a regulation applies in a given district, it is indicated in the appropriate column by an alphanumeric character 
that will show the linear feet or square feet or acres required or by the letter “A”. If the regulation does not apply, it is 
indicated in the appropriate column by a dash, “-“.  

Table 24-9-4. Commercial and industrial zones. 

(Ord.2002-13, 06/18/02) 

 Commercial Industrial 

C-N C-5 C-H C-G MG-EX M-D M-G MG-H 

24-8-5.  

Free-Standing Signs 

- P P P P P P P 

 

• Current Tooele County Land Use Chapter 24 located on page __ of staff report.  

NEIGHBORHOOD RESPONSE 

Any comments that are received from the general public or the surrounding neighbors after this staff report is submitted 
will be forwarded to the Tooele County Planning Commission for review and will be summarized on June 3, 2026.  
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APPLICANT CONCERNS 

While Planning and Engineering Staff have worked collaboratively to evaluate the applicant’s request and formulate a 
proposed text amendment that aligns with the County’s long-range planning objectives and best interests, the applicant 
continues to express concerns that the recommended amendment does not fully satisfy their desired signage outcomes. 

Concern Applicant Response Planning Staff Recommendation 

Directional signs cannot 
exceed 4 sq. ft. according 
to current Tooele County 
Code 

It is asked that an amendment be made to the code 
to be able to increase the size of the directional 
signage. Having a sign that is 2’x2’ is not adequate for 
this location and its purpose. We propose to enlarge 
the directional signage to at least 3’x6’. The size of 
the directional sign is very important to ensure that 
the semi-truck drivers know where to go, and don’t 
end up in the auto area. There have been many past 
experiences with large semi-trucks entering the auto 
area that creates a major safety risk to both the cars 
and pedestrians. The larger directional signage helps 
clearly distinguish which type of vehicle should go in 
each area. The semi-trucks sit up much higher than 
normal vehicles. Signage that is 2’x2’ that is low to 
the ground, cannot be adequately seen by semi-truck 
drivers. In similar Love’s Truck Stop locations, Love’s 
has used 8’x4’ directional signage that has been 
approved. The directional signage that is used at 
Flying J truck stop in Lake Point, Utah is 3’x5’. 

Industrial zoning districts, may 
increase to 16 (sixteen) square feet 
in area and shall not exceed 5 (five) 
feet in height with zoning 
administrator approval. 

Reason: 

Planning staff identified a need to 
distinguish signage intended for 
standard passenger vehicle traffic 
from signage intended for semi-
truck traffic, where increased sign 
height and visibility are necessary 
for safe and effective wayfinding. 

Under proposed code 24-
8-5 On-Premise Free 
Standing Signs, bullet 
(g)(2) states on parcels 
within 1000 ft. of an exit 
off of Interstate 80: Signs 
must be located within a 
30’ setback from the 
property line on such 
parcel. 

The current location of the proposed signs does not 
comply with this code. Please refer to the sign 
package from Love’s. The setback needs to be 
reduced from 30' to 15' from the property line along 
Sunstone Road. It’s recommended that there be no 
setback along the southern property line that abuts 
to the wetlands. 

No Change. 

 

Reason: 

The existing standard already 
allows flexibility in sign placement 
by permitting signs to be located 
anywhere between the property 
line and 30 feet from the property 
line, provided the sign does not 
create a line-of-sight obstruction. 

Under current code 24-8-
5 On-Premise Free 
Standing Signs, bullet 
(g)(1) states on parcels 
within 1000 ft. of an exit 
off of Interstate 80: Signs 
shall have a height not 
greater than 35’ above 
the nearest traffic lane of 
Interstate 80. 

Effective Images has conducted a sign survey and 
provided a write-up of what they have found 
regarding Signage Heights needed. It is asked that 
Love’s Hi-Rise sign have a height of no more than 70’ 
where designated on the drawings allowed. Pictures 
have been provided with a sample Hi-Rise Sign at 
different locations off the freeway. There are some 
challenges with the current Billboards on Interstate 
80 already blocking some of the view of Love’s Hi-
Rise sign from the freeway. For people to find the 
Love’s Sign and location, they will need an 
unobstructed view maintained all the way from the 
off-ramp. Ideally the sign will be able to be seen from 
at least a mile away on the freeway. Having this 
visibility ensures that cars and trucks will be able to 

(g) On parcels within 2000 ft. of an 
exit off of Interstate 80:  

(1) signs shall have a height not 
greater than 40 feet above the 
nearest traffic lane of Interstate 80. 

(4) locations that are adjacent to a 
freeway overpass or similar view 
obscuring structure may request an 
additional height allowance from 
the zoning administrator which 
shall only minimally give enough 
height to provide reasonable 

48 of 180



Request: Text amendment to Tooele County Land Use Ordinance Chapter 24  TCLUO 2026-014 
 

TCLUO 2026-014 Summary  Page 6 of 8 

safely change lanes, get over and exit to Love’s 
location. In order to be able to safely change lanes 
and exit. 

visibility above the view obscuring 
obstruction. 

Reason: 

The proposed amendment provides 
flexibility for sites impacted by 
freeway overpasses or other view-
obscuring structures while 
maintaining administrative review 
authority over sign height requests. 
The applicant’s submitted sign 
survey supports the need for 
additional height at this location to 
maintain reasonable freeway 
visibility. 

Under proposed code 24-
8-5 On-Premise Free 
Standing Signs, bullet 
(g)(3) states on parcels 
within 1000 ft. of an exit 
off of Interstate 80: the 
allowable sign area for 
one of these signs shall 
not exceed 1 square foot 
in sign area for each 
lineal foot of property 
frontage with a maximum 
sign area of 200 sq. ft. 

Please refer to the Love’s Sign package for details of 
the proposed Hi-Rise Sign. Love’s would need a 
minimum of 1000 sq. ft. per side of their Hi-Rise sign. 
This would exceed the maximum 200 sq. ft. This 
follows what other Truck Stops have done in Utah. 

(g) On parcels within 2000 ft. of an 
exit off of Interstate 80:  

(3) the allowable sign area for one 
of these signs shall not exceed 1 
square foot in sign area for each 
lineal foot of property frontage 
with a maximum sign area of 2000 
square feet; 

Reason: 

The proposed amendment allows 
sign area to scale proportionately 
with property frontage while 
maintaining a maximum allowable 
sign size. 

Under current code 24-8-
5 On-Premise Free 
Standing Signs, bullet (b) 
limits free standing signs 
to only one per business 
or planned 
center/commercial 
complex whichever is 
fewer. 

Consistent with other gas stations and truck stop 
travel centers, one free standing sign is used for 
directing freeway traffic to the location and a 
separate “street sign” is used to direct street traffic 
to the location. It is proposed that both free-standing 
signs be allowed at the Love’s truck stop location. 
Truck’s stops are usually not a destination location 
where someone will preplan their trip to a specific 
location. The majority of the traffic going to the truck 
stop will be people who see the signage while passing 
on the I-80. 

(b) Limited to only one per business 
or planned center/commercial 
complex which ever is fewer; or as 
approved by the zoning 
administrator. 

Reason: 

The proposed amendment 
maintains the general limitation on 
freestanding signs while allowing 
administrative review of additional 
signage requests based on site 
specific visibility and circulation 
needs. 

Under proposed code 24-
8-5 (2) bullet (k) it states 
in no case shall the 
permitted freestanding 
sign be placed closer than 
100’ to any other 
monument, freestanding 

It is proposed that Love’s be allowed to Place the Hi-
Rise free standing sign at the proposed locations in 
Love’s Sign Package in relation to the “street sign” 
that Love’s will have. There are concerns with the 
current code only allowing signs to be placed within 
100’. It is proposed that this be lowered to 50’. 

No Change. 

Reason: 

Staff determined that the existing 
100-foot separation standard 
remains appropriate to maintain 
adequate spacing, visibility, and 
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or pole sign located on 
the same side of the 
street. 

traffic safety for large free-standing 
signs. 

Under proposed code 24-
8-5 On-Premise Free 
Standing Signs, bullet 
(g)(1) states on parcels 
within 1000 ft. of an exit 
off of Interstate 80: Signs 
shall have a height not 
greater than 35’ above 
the nearest traffic lane of 
Interstate 80. 

It is requested that the entrance sign to the 
Interstate Business Park be allowed to have a 
maximum height of 40’ as shown in the drawings 
below. It’s necessary to have this sign be larger to 
direct traffic coming off the freeway to the right 
location. Examples have been provided below of 
similar signs done at the entrances of shopping 
centers. 

(g) On parcels within 2000 ft. of an 
exit off of Interstate 80:  

(1) signs shall have a height not 
greater than 40 feet above the 
nearest traffic lane of Interstate 80. 

Reason: 

Establishing a 40 foot maximum 
sign height creates a consistent 
standard for freeway oriented 
developments within 2,000 feet of 
Interstate 80 while accommodating 
increased visibility needs near 
interstate exits. 

 

PLANNING STAFF ANALYSIS 

The applicant has worked with Planning Staff to provide materials supporting the proposed text amendment, and Planning 
Staff has coordinated with Engineering Staff to ensure the amendment supports the continuation of responsible industrial 
growth. Through review of the proposal and supporting materials, Planning Staff identified a need to permit on-premise 
freestanding signs, provided future projects comply with the requirements outlined in the applicable sections of the 
County’s Land Use Code, rather than relying on variance requests. 

The majority of the supporting documentation references past projects completed in other states, many of which were 
approved through variance processes. Planning Staff also verified with said project areas that variances were granted due 
to the lack of code. However, Tooele County Code 4-8-4(2)(b) requires that a variance be based upon unique conditions 
inherent to the property itself and not circumstances that are self-imposed. 

At this stage of the review process, Planning Staff and the applicant remain in disagreement regarding certain requested 
amendment provisions. 

PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the Tooele County Planning Commission review the information contained in the staff 
report prior to making any additional adjustments to the proposed ordinance amendments and making a recommendation 
to the Tooele County Council.  
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MODEL MOTIONS 

Sample Motion for Non-Approval  
 “I move we table the text amendment request by Charles Akerlow, and Shane Sell for the text amendment to 

Tooele County Land Use Ordinance Chapter 24 – Sign Regulations, application number 2026-014, based on the 
findings and subject to the considerations listed by the Planning Staff.” 

 
Sample Motion for Approval 

 “I move we recommend approval to the County Council of the text amendment request by Charles Akerlow, and 
Shane Sell for the text amendment to Tooele County Land Use Ordinance Chapter 24 – Sign Regulations, 
application number 2026-014, based on the findings and subject to the recommendations listed by the Planning 
Staff.” 
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Tooele County Community Development 
47 South Main Street, Tooele, UT 84074 

(435) 843-3160
https://tooeleco.gov/index.php 

NOTICE OF PUBLIC HEARING 

• SUBJECT: TCLUO 2026-072 Text Amendment to Tooele County Land Use Ordinance.
• PROJECT SUMMARY: Text amendment and Land Use Ordinance Update; Chapter 2 

and 36. 

Unincorporated: Tooele County  Planner: Mili Pioquinto 

On June 3, 2026 the Tooele County Planning Commission will hold a public hearing regarding the 
request described above. The meeting will be held at 7:00 p.m. at the Tooele County Administration 
Building (Council Chamber, Third Floor), 47 S. Main Street, Tooele, UT  84074.  Also via zoom located on 
the Tooele County Website: https://tooeleco.gov/ under “Agendas and Meetings.” 

You have the right to attend and speak at the public hearing. Please be advised that, in rendering its 
decision, the Planning Commission can only rely on evidence, not opinion or conjecture. Written 
comments may also be submitted; however, such comments must be received no later than twenty-four 
(24) hours prior to the scheduled meeting date to allow for proper distribution to the Planning
Commission and the applicant.

For questions or additional information, please contact the Community Development Office at 
435-843-3160.

The future meeting regarding this application will also be posted at the Tooele County Building, 
posted on the Tooele County Website and Utah Public Noitce Website. 
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Tooele County Planning 
Commission 

Agenda Item Summary
Department Making Request: 

Community Development 

Meeting Date: 

June 3rd, 2026 

Item Title: 

TCLUO 2026-072: Text Amendment and Land Use Ordinance Update; Chapter 2 and 36.

Summary: 

Tooele County Community Development is requesting a favorable recommendation 
to the Tooele County Council to amend Chapter 2 "Definitions" and adopt 
Chapter 36 "Water Efficiency Standards".
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Text Amendment and Land Use Ordinance Update  
Summary and Recommendation 

 

Public Body: Tooele County Planning Commission Meeting Date: June 3, 2026 

Request: Tooele County Community Development is requesting a favorable recommendation to the Tooele 
County Council to amend Chapter 2 "Definitions" and adopt Chapter 36 "Water Efficiency Standards". 

Unincorporated: Tooele County 
Planner(s): Mili Pioquinto 
Applicant Name: Tooele County 

PROJECT DESCRIPTION 

Tooele County Community Development is requesting a favorable recommendation to the Tooele County Council for a text 
amendment to Chapter 2 “Definitions”: (5) Active recreation area; (81)(83) Culinary water, (89)(92) Developer-installed 
landscaping; (146)(150) Hydro zone; (177) Landscaped area; (174)(180) Lawn or turf; (198)(205) Low-volume/ Drip 
irrigation; (228) Nonfunctional turf; (236)(245) Park strip; (267)(277) Qualified landscape professional; (302)(313) Smart 
irrigation controller; (347) Water provider; (348) Water-wise landscaping; and adoption of Chapter 36 “Water Efficiency 
Standards”. 

The proposed adoption of Chapter 36 modernizes Tooele County’s water efficiency standards to align with the County 
General Plan Water Element and current Utah law. The ordinance establishes clear, enforceable requirements for indoor 
fixtures, outdoor landscaping, and car wash facilities to promote long-term water conservation.  

GENERAL PLAN CONSIDERATIONS  

The Tooele County Water Use and Preservation General Plan Element (2026) is a component to the Tooele County General 
Plan (Update 2022), and Chapter 36 aligns with the General Plan Water Element.  

ISSUES OF CONCERN/PROPOSED MITIGATION 

Water resources in Tooele County are limited, and continued growth places increasing demand on both culinary and 
secondary water systems. This update:  

• Aligns land use decisions with available water supply  

• Reduces potable water use, particularly for outdoor irrigation  

• Implements water-wise landscaping standards consistent with state policy  

• Supports long-term sustainability and infrastructure planning  

 

TCLUO 2026-072 

Planning and Zoning  
47 S. Main Street ∙ Room 208 ∙ Tooele, UT 84074 
Phone: (435) 843-3160 ∙ Fax: (435) 843-3252 
https://tooeleco.gov/government/county-
departments/community-development/ 

117 of 180



Request: Land Use Ordinance Update; Chapter 2 & 36                  TCLUO 2026-072 
 

Text Amendment & Land Use Ordinance Update Summary
  Page 2 of 3 

Key Provisions  

• Water Supply Verification: Development must demonstrate adequate and reliable water supply prior to 
approval  

• Secondary Water Use: Required for irrigation where available, consistent with Utah Code  

• Efficient Irrigation Systems: Requires drip irrigation (non-turf), hydro-zoning, and smart controllers  

• Turf Limitations:  

o Residential: max 35% (front/side yards)  

o Commercial/Multi-family: max 20%  

o Prohibits turf in park strips and narrow areas  

• Water-Wise Landscaping Protections: Ensures property owners may install drought-tolerant landscapes  

• Car Wash Standards: Limits culinary water use and requires recycling systems  

• Enforcement: Tied to development approvals, inspections, and certificates of occupancy  

NEIGHBORHOOD RESPONSE 

Any comments that are received from the general public or the surrounding neighbors after this staff report is submitted 
will be forwarded to the Tooele County Planning Commission for review and will be summarized on June 3, 2026.  

PLANNING STAFF ANALYSIS 

Legal Compliance  

The ordinance has been reviewed for consistency with Utah law and includes key protections to ensure compliance:  

• Does not require installation of turf  

• Allows and protects water-wise landscaping  

• Incorporates secondary water and metering considerations  

• Aligns with statewide conservation standards and policy direction  

Benefits  

• Reduces long-term water demand  

• Supports sustainable growth and economic development  

• Provides clear and consistent standards for applicants  

• Positions the County for future state water conservation initiatives and funding opportunities  

 

PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the Tooele County Planning Commission makes a motion to make a favorable 
recommendation to the Tooele County Council. 
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MODEL MOTIONS 

Sample Motion for Approval 
 “I move we make a favorable recommendation to the Tooele County Council for the Land Use Ordinance Update 

Request by Tooele County Community Development to amend Chapter 2 “Definitions” and adopt Chapter 36 
“Water Efficiency Standards”, application number 2026-072, based on the findings and subject to the conditions 
listed by the Planning Staff.” 

 
Sample Motion for Non-Approval  

 “I move we table the Tooele County Council for the Land Use Ordinance Update Request by Tooele County 
Community Development to amend Chapter 2 “Definitions” and adopt Chapter 36 “Water Efficiency Standards”, 
application number 2026-072, based on the findings and subject to the considerations listed by the Planning Staff.” 

CS 
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CHAPTER 2 

DEFINITIONS 

 
Section 
2 - 1. Context. 
2 - 2. Definitions. 
 
2 - 1. Context. 

Unless the context requires otherwise, the following definitions shall be used in the interpretation and 
construction of the Tooele County Land Use Ordinance. Words used in the present tense include the future; 
the singular number shall include the plural, and the plural the singular; “building” shall include the word 
“structure”; the words “used” or “occupied” shall include arranged, designed, constructed, placed, located, 
altered, converted, rented, leased, or intended to be used or occupied; the word “shall” is mandatory and 
not directory, the word “may” is permissive; the word “person” includes a firm, association, organization, 
partnership, trust, company, or corporation as well as an individual; the word “lot” includes the words plot, 
and parcel. Words used in the Tooele County Land Use Ordinance but not defined herein shall have the 
meaning as defined in any other chapter of the Tooele County Code. (Ord. 2022-32, 11/29/22; Ord. 2006-37, 
11/28/06; Ord 2005-09, 4/12/05) 
 
2 - 2. Definitions. 

As used in the Tooele County Land Use Ordinance: 
(1) “"A" frame sign” means a temporary or a movable sign constructed with two sides attached at the 

top so as to allow the sign to stand in an upright position. 
(2) “Abandoned sign” means a sign which no longer identifies or advertises a bona fide business, lessor, 

service, owner, product, or activity, or for which no legal owner can be found. 
(3) “Accessory dwelling unit” means a habitable living unit added to, created within, or detached from, 

a primary single-family dwelling and contained on one lot. 
(4) “Accessory use or building” means a use or building on the same lot with, and of a nature 

customarily incidental and subordinate to, the principal use or building. It does not include garages and 
decks attached to the main dwelling, or fences. 

(4)(5) “Active recreation area” means an area of lawn or turf that is designed, sized, and maintained for 
active use, including sports fields, play areas, gathering areas, or similar uses designated for physical activity. 
Decorative, narrow, incidental, or inaccessible turf is not an active recreation area. 

(5)(6) “Administrative land use authority” means the county Planning Commission. 
(6)(7) “Adversely affected party” means a person other than a land use applicant who: 

(a) owns real property adjoining the property that is the subject of a land use application or land 
use decision; or 

(b) will suffer a damage different in kind than, or an injury distinct from, that of the general 
community as a result of the land use decision. 

(7)(8) “Affected entity” means a county, municipality, local district, special service district, school district, 
interlocal cooperation entity, specified property owner, property owners’ association, public utility, or the 
Utah Department of Transportation, if: 

(a) the entity's services or facilities are likely to require expansion or significant modification 
because of an intended use of land; 

(b) the entity has filed with the county a copy of the entity's general or long-range plan; or 
(c) the entity has filed with the county a request for notice during the same calendar year and 

before the county provides notice to an affected entity in compliance with a requirement imposed 

Formatted: Font: Not Bold
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under this chapter. 
(8)(9) “Agent” means any person who can show written proof that he is acting for another and with the 

person's knowledge and permission. 
(9)(10) “Agriculture” means the cultivation of soil; raising of crops; horticulture and gardening; 

breeding, grazing, keeping or raising of domestic animals and fowl, except household pets; and not 
including any agricultural industry or business. 

(10)(11) “Agricultural industry or business” means an industry or business involving agricultural 
products in manufacturing, packaging, treatment, sales, intensive feeding, or storage, such as commercial 
greenhouses, feedlots, fruit stands, fur farms, food packaging or processing plants; and commercial poultry 
or egg production. 

(11)(12) “Agricultural protection area" means a geographic area created under the authority of UCA 
Title 17, Chapter 41. 

(12)(13) “Airport” means an area designed and set aside for the landing and taking off of aircraft. 
(13)(14) “Amusement park” means a commercially operated park with a predominance of outdoor 

games and activities for entertainment, which may include motorized rides, water slides, miniature golf, 
batting cages, and the like. 

(14)(15) “Animal unit” means a unit of measurement used to calculate the number of animals 
allowed per acre. A counted animal’s offspring are not included in the calculation until: 

(a) For large animals, 9 months or weaned, whichever comes first. 
(b) For medium animals, 6 months or weaned, whichever comes first. 
(c) For small animals, 4 months or weaned, whichever comes first. 

(15)(16) “Appeal authority” means the person, board, commission, agency, or other body 
designated by ordinance to decide an appeal of a decision of a land use application or a variance. 

(16)(17) “Architectural projection” means a projection from a building that is necessary for the 
shading of a building or features, such as eaves, platforms, porches, sills, cornices, and chimneys, but not 
including signs attached to and extending from the building. 

(17)(18) “Assisted living facility” means: 
(a) a type I assisted living facility, which is a residential facility that provides assistance with 

activities of daily living and social care to two or more residents who: 
(i) require protected living arrangements; and 
(ii) are capable of achieving mobility sufficient to exit the facility without the assistance of 

another person; and 
(b) a type II assisted living facility, which is a residential facility with a home-like setting that 

provides an array of coordinated supportive personal and health care services available 24 hours per 
day to residents who have been assessed under department rule to need any of these services. 

(18)(19) “Automatic car wash” means a facility for automatic or self-service washing and cleaning of 
vehicles. 

(19)(20) “Automatic teller machine” or “ATM” means an automated device that performs banking or 
financial functions at a location remote from the controlling financial institution. 

(20)(21) “Automobile dealership” means a retail business characterized by the selling, leasing, and 
maintaining an inventory of new or used automobiles, light trucks, vans, trailers, recreational vehicles, boats, 
motorcycles, off-highway-vehicles (OHV) or other similar motorized transportation vehicles; and may 
provide on-site facilities for the repair and service of vehicles. 

(21)(22) “Automobile impound facility” means a facility for the temporary storage of vehicles that 
are to be claimed by the owners or their agents. 

(22)(23) “Automobile mall” means a single location that provides sales space and centralized 
services for a number of automobile dealers and that may include such related services as auto insurance 
dealers and credit institutions that provide financing opportunities. 
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(23)(24) “Automobile parts/supply, retail” means the display and sale of new and used parts for 

automobiles, trucks, trailers, boats, or other travel or recreation vehicles. 
(24)(25) “Automobile repair facility” or “service station” means a place where gasoline or other 

motor fuel, lubricating oil or grease for operating motor vehicles is offered for sale to the public and repair 
services performed may include tube and tire repair, battery charging, storage of merchandise, lubricating 
of automobiles, replacement of spark plugs, lights, fans and other small parts, including major auto repair. 

(25)(26) “Average percent of slope” means an expression of rise or fall in elevation along a line 
perpendicular to the contours of the land to the lowest point of land within an area or within a lot. A vertical 
rise of 100 feet between two points 100 feet apart measured on a horizontal plane is a 100 percent slope. 

(26)(27) “Awning” means a shelter of non rigid materials on a supporting framework projecting 
from and supported by the exterior wall of a building. 

Compare “Marquee.” 
(27)(28) “Awning sign” means a sign painted on, printed on, or attached flat against the surface of 

an awning. 
(28)(29) “Banner sign” means a sign having characters, letters or illustrations applied to cloth, paper, 

flexible plastic or fabric of any kind with only such material for backing. 
(29)(30) “Basement” means a story whose floor is more than 12 inches below the average level of 

the adjoining ground, but where no more than half of its floor-to-ceiling height is below the average contact 
level of the adjoining ground. 

(30)(31) “Basement house” means a residential structure without a full story structure above grade. 
(31)(32) “Bed and breakfast” means a private owner occupied residence with no more than three 

guestrooms and the guest use is subordinate and incidental to the main residential use, and where 
individual guests are prohibited from staying for more than fourteen consecutive days and no more than 
fourteen days in any three month period. The definition does not include a convention facility, hotel, motel, 
rooming or boarding house or restaurant. 

(32)(33) “Bed and breakfast inn” means a private owner occupied residence with no more than ten 
guestrooms, and where individual guests are prohibited from staying for more than fourteen consecutive 
days and no more than fourteen days in any three month period. The definition does not include a 
convention facility, hotel, motel, rooming or boarding house or restaurant. 

(33)(34) “Beginning of construction” means the pouring of concrete footing for a building or structure. 
(34)(35) “Billboard.” See “Off-premise sign.” 
(35)(36) “Block” means the land surrounded by streets or other rights-of-way, other than an alley, 

or land which is designated as a block on any recorded subdivision plat. 
(36)(37) “Boarding house” means a dwelling where, for compensation, meals are provided for at 

least three but not more than 15 persons. 
(37)(38) “Body and fender shop” means a facility for major automobile, truck, mobile home, 

recreational coach or recreation vehicle repairs to the body, or fenders, and including major rebuilding. 
(38)(39) “Buildable area” means the portion of a lot remaining after required yards have been provided. 
(39)(40) “Building” means any structure used or intended to be used for the sheltering of any use 

or occupancy, or enclosure of persons, animals, or property. 
(40)(41) “Building, accessory.” See “Accessory use or building.” 
(41)(42) “Building, height of” means the vertical distance from the average finished grade surface 

to the highest point of the building roof or coping. 
(42)(43) “Building inspector” means the official designated as the building inspector for Tooele County. 
(43)(44) “Building line” means the inner edge of any required yard or setback, and the corresponding 

outer edge of the buildable area. 
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(44)(45) “Campground” means a public area designated by a public agency for camping, or a 

private area licensed by the county for camping. 
(45)(46) “Camping” means a temporary establishment of living facilities such as tents or recreational 

coaches for a period of days. 
(46)(47) “Cannabis production establishment” means a cannabis cultivation facility, a cannabis 
processing facility, or an independent cannabis testing laboratory, as such terms are more particularly 
defined. 
(47)(48) “Canopy, building” means a rigid multi-sided structure covered with fabric, metal or other 

material and supported by a building at one or more points or extremities and by columns or posts 
embedded in the ground at other points or extremities. Compare “Awning.” 

(48)(49) “Canopy, freestanding” means a rigid multi-sided structure covered with fabric, metal or 
other material and supported by columns or posts embedded in the ground. 

(49)(50) “Canopy sign” means a sign affixed or applied to the exterior facing surface or surfaces of a 
building or freestanding canopy. 

(50)(51) “Carport” means a private garage with no more than one wall and no overhead door. 
(51)(52) “Cellar” means a room or rooms wholly under the surface of the ground, or having more 

than 50 percent of its floor to ceiling height under the average level of the adjoining ground with an access 
from the outside and not entering directly into another building or dwelling. 

(52)(53) “Charter school” means: 
(a) an operating charter school; 
(b) a charter school applicant that has been approved by a charter school authorizer; or 
(c) an entity that is working on behalf of a charter school or approved charter applicant to 

develop or construct a charter school building. 
Charter school does not include a therapeutic school. 

(53)(54) “Chief executive officer” means the person or body that exercises the executive powers of 
the county. 
(54)(55) “Childcare” means continuous care of and supervision of five or more children under 18 

years of age for a portion of the day that is less than 24 hours, in lieu of care ordinarily provided by parents 
in their own home, for direct or indirect compensation. 

(55)(56) “Church” means a building, together with its accessory buildings and uses, maintained and 
controlled by a religious organization where persons regularly 
assemble for worship. 

(56)(57) “Clearance, of a sign” means the vertical 
distance from the established grade level to the bottom of the 
sign or sign cabinet. 

(57)(58) “Clear view zone” means the area of a corner lot 
closest to a street intersection or a street and railroad intersection 
which is kept free of visual impairment to allow full view of both 
pedestrian and vehicular traffic. 

(a) For street intersections, such area is established by 
marking a point at which the two curb lines intersect, 
measuring back 40 feet along each street, and drawing a 
line between the two back points to form a triangular area. 

(b) For street and railroad intersections, such area is 
established by marking a point at which the edge of the 
street pavement and the closest railroad track intersect, measuring back 40 feet along the edge of 
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the street and railroad track, then drawing a line between the two back points to form a triangular 
area. 

(58)(59) “Clinic, dental or medical” means a building in which a group of dentists, physicians, and 
professional assistants are associated for the conduct of their professions and may include a laboratory or 
apothecary, but it shall not include in-patient care or operating rooms for major surgery. 

(59)(60) “Club, social” means any organization, group, private nonprofit locker club, or association 
supported by its members where the sole purpose is to render a service to its members and their guests. 

(60)(61) “Common area” means any space designed for joint use of residents of a condominium, 
apartment complex, etc. 

(61)(62) “Community center” means a building to be used as a place of meeting, recreation, or social 
activity and not operated for profit. 

(62)(63) “Community location” means a public or private school, a licensed childcare facility or preschool, 
a 

church, a public library, a public playground, or a public park. 
(63)(64) “Community management” means the person who owns or has charge, care or control of 

a condominium, apartment complex, etc. 
(64)(65) “Companion animal,” see “household pets.” 
(65)(66) “Comprehensive plan” means general plan. 
(66)(67) “Conditional use” means a land use that, because of its unique characteristics or potential 

impact on the county, surrounding neighbors, or adjacent land uses, may not be compatible in some areas 
or may be compatible only if certain conditions are required that mitigate or eliminate the detrimental 
impacts. 

(67)(68) “Condominium” means the ownership of a single residential unit in a multi-unit project 
together with an undivided interest in common in the common areas and facilities of the property. 

(68)(69) “Condominium project” means a plan or project whereby two or more units, whether 
contained in existing or proposed apartments, commercial or industrial buildings or structures, or otherwise, 
are separately offered or proposed to be offered for sale. Condominium project also means the property 
when the context so requires. 

(69)(70) “Condominium unit” means a residential unit of a condominium project together with the 
undivided interest in the common areas and facilities appertaining to that unit, including both a physical unit 
together with its appurtenant undivided interest in the common areas and facilities and a time period unit 
together with its appurtenant undivided interest, unless the reference is specifically limited to a time period 
unit. 

(70)(71) “Conservation standards” means guidelines and specifications for soil and water 
conservation practices and management, enumerated in the Technical Guide prepared by the USDA Natural 
Resources Conservation Services, adopted by the Soil and Water Conservation District supervisors, and 
containing suitable alternatives for the uses and treatment of land based upon its capabilities, from which 
the landowner selects that alternative which best meets his needs in developing his soil and water 
conservation plan. 

(71)(72) “Constitutional taking” means a governmental action that results in a taking of private 
property so that compensation to the owner of the property is required by the: 

(a) Fifth or Fourteenth Amendment of the Constitution of the United States; or 
(b) Utah Constitution, Article I, Section 22. 

(72)(73) “Construction equipment and supply trailer, temporary” means mobile equipment, travel 
trailer, truck trailer, or other structure used as equipment and supply shed in conjunction with a construction 
project. The construction equipment and supply trailer is not a residence or dwelling. 

(73)(74) “Construction field office, temporary” means a mobile office, travel trailer, or other structure 
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used as an office in conjunction with a construction project. The construction or field office is not a residence 
or dwelling. 

(74)(75) “Construction sign” means a temporary sign identifying an architect, contractor, subcontractor, 
or material supplied participating in construction on the property on which the sign is located. 

(75)(76) “Cottage industry” means a business, greater than a home occupation, conducted entirely 
within a dwelling or in an accessory structure without altering the residential character manufacturing 
artistic, handicraft, and other craft items and services rendered on the premise. 

(76)(77) “Convenience store” means a one story commercial retail operation containing less than 
2,500 square feet of gross floor area, designed and stocked to sell primarily food, beverages, limited variety 
of goods for personal consumption, and other household supplies to retail customers who purchase only a 
relatively few items as well as gasoline and car care items. 

(77)(78) “Copy, sign” means the graphic content of a sign surface in either permanent of removable 
letter, pictographic, symbolic, or alphabetic form. 

(78)(79) “Corral” means a space, other than a building, less than one acre in area used for the 
confinement of animals or fowl. 

(79)(80) “Court, building” means an open space, other than a required yard, on the same lot with a 
building or group of buildings and which is bounded on two or more sides by such building or buildings. 

(80)(81) “Coverage, building” means the percent of the total site area covered by buildings. 
(82) “Crosswalk” means a right-of-way to facilitate pedestrian access and not for use by motor vehicles; 

it may be located within or without a street right-of-way. 
(81)(83) “Culinary water” means water treated or approved for human consumption and supplied by a 

public or private culinary water system. 
(82)(84) “Culinary water authority” means the department, agency, or public entity with 

responsibility to review and approve the feasibility of the culinary water system and sources for the 
subject property. 

(83)(85) “Cultivation” means to prepare and use land strictly for crops or gardening. 
(84)(86) “Curb” means a stone or concrete boundary usually marking the edge of a roadway or 

paved area used to channel water and preserve the edge of the pavement. 
(85)(87) “Curb cut” means the provision for ingress and egress between property and an abutting 

road or street. 
(86)(88) “Curb return” means a curved segment of curb used at each end of an opening the roadway 

curb. 
(87)(89) “Dairy” means a commercial establishment for the manufacture, processing or packaging of 

dairy products, and their sale; however, the production of milk on a farm for wholesale marketing off 
the premises shall not be classified as a dairy. 

(88)(90) “Density” means the number of persons or dwelling units per acre of gross area. 
(91) “Design, subdivision” means the alignment, grade and width for easements and rights-of-way for 

utilities; the final grade or contouring and general layout of lots and streets within the area; location of land 
to be dedicated for park or recreational purposes; and, such specific requirements in the plan and 
configuration of the entire subdivision as may be necessary or convenient to insure conformity to or 
implementation of applicable general or specific plans. 

(89)(92) “Developer-installed landscaping” means landscaping installed by a developer, builder, 
subdivider, or similar person or entity as part of subdivision improvements, model homes, common areas, 
entry features, park strips, open space, streetscape improvements, or any other required development 
improvement. 

(90)(93) “Development activity” means: 
(a) any construction or expansion of a building, structure, or use that creates additional demand 

and need for public facilities; 
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(b) any change in use of a building or structure that creates additional demand and need for 
public facilities; or 

(c) any change in the use of land that creates additional demand and need for public facilities. 
(91)(94) “Development agreement” means a written agreement or amendment to a written 

agreement between the county and one or more parties that regulates or controls the use or development 
of a specific area of land. Development agreement does not include an improvement completion assurance. 

(92)(95) “Direction or instructional sign” means an on-premise sign giving directions, instructions, or 
facility information and which may contain the name or logo of an establishment, but no advertising copy, 
e.g., parking or exit and entrance signs. 

(93)(96) “Disability” is defined in Section 57-21-2 UCA. 
(94)(97) “Distribution lines” are those wires generally rated below 49 kilovolts [kVA] and associated 

structures used to carry electricity between a customer and a transmission line. 
(95)(98) “District, zoning” means a portion of the unincorporated territory of Tooele County, 

established as a zoning district by this ordinance, within which certain uniform regulations and requirements 
apply; also includes “zone.” 

(96)(99) “Double-faced sign” means a sign with two faces diverged from a common angle of not 
more than 45 degrees or back-to-back. 

(97)(100) “Driveway” means a private entryway that may be used by a single parcel or shared with 
more than one parcel to provide access from a public or private road. 

(98)(101) “Dwelling” means a building or part of a building, containing living, sleeping, housekeeping 
accommodations, and sanitary facilities for occupancy for residential purposes by one family as a single 
unit. It does not include a motor home, trailer coach, accessory building, automobile, truck, shed, garage, 
tent, or recreational vehicle. 

(99)(102) “Dwelling, single-family” means a dwelling arranged or designed to be occupied by one 
family, the structure having only one dwelling unit. 

(100)(103) “Dwelling, two-family” means a single residential building under a continuous roof, the 
structure containing only two dwelling units completely separated by either a common interior wall or a 
common interior floor, and having the exterior appearance of a single family dwelling house. 

(101)(104) “Dwelling, three-family” means a dwelling arranged or designed to be occupied by three 
families, the structure having only three dwelling units. 

(102)(105) “Dwelling, four-family” means a dwelling arranged or designed to be occupied by four 
families, and having more than four dwelling units. 

(103)(106) “Dwelling, multiple-family” means a dwelling arranged or designed to be occupied by more 
than four families and having more than four dwelling units. 

(104)(107) “Dwelling group” means two or more detached buildings used as dwellings, located on a 
lot or parcel of land. 

(105)(108) “Dwelling unit” means one or more rooms in a dwelling, apartment hotel or apartment motel, 
which contains not more than one kitchen or set of fixed cooking facilities, other than hot plates or other 
portable cooking units. It is designed for occupancy of not more than one family, or a congregate residence 
for four or less persons. 

(106)(109) “Easement” means a non-possessory interest in land of another; a vested or acquired right 
to use land, other than as a tenant, for a specific purpose; such right being held by someone other than the 
owner who holds title to the land. 

(107)(110) “Educational facility”: 
(a) means: 

(i) a school district's building at which pupils assemble to receive instruction in a program 
for any combination of grades from preschool through grade 12, including kindergarten and a 
program for children with disabilities; 

(ii) a structure or facility: 
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1. located on the same property as a building described in (a)(i); and 
2. used in support of the use of that building; and 

(iii) a building to provide office and related space to a school district's administrative 
personnel; and 

(b) does not include: 
(i) land or a structure, including land or a structure for inventory storage, equipment 

storage, food processing or preparing, vehicle storage or maintenance, or similar use that is: 
1. not located on the same property as a building described in (a)(i); and 
2. used in support of the purposes of a building described in (a)(i); or 

(ii) a therapeutic school. 
(108)(111) “Elderly residential facility.” See “Residential facility for elderly persons.” 
(109)(112) “Electrical sign” means a sign in which electrical wiring, connection, or fixtures are used. 
(110)(113) “Electronic message center” means a sign where the copy is changed by computer or 

electronic methods using liquid crystal display, lights, cathode ray tubes, etc. 
(111)(114) “Emergency” means actions that must be undertaken immediately or within a time frame 

too short to allow full compliance with this ordinance to avoid an immediate threat to public health or 
safety, to prevent an imminent threat of serious environmental degradation. 

(112)(115) “Essential services” means services provided by public or private utilities, including 
underground, surface or overhead gas, electrical, steam, water, sanitary sewer, storm-water drainage, and 
communication systems and accessories such as poles, towers, wires, mains, drains, vaults, culverts, laterals, 
sewers, pipes, catch basins, water storage tanks, conduits, cables, fire alarm boxes, police call boxes, traffic 
signals, pumps, lift stations and hydrants, but not including buildings used or intended to be used for human 
habitation. 

(113)(116) “Façade” means the entire area of a building facing or side extending from the roof or 
parapet to the ground and from one corner of the building to another but does not include any structural 
or nonstructural elements which extend beyond the roof of a building. 

(114)(117) “Farm” or “ranch" means a parcel of land which is used primarily for commercial 
horticultural or farming purposes, such as the growing of crops or other vegetative, or fruit agricultural uses, 
grazing of livestock or other agricultural use. 

(115)(118) “Farm or ranch hand housing” means a dwelling located on a farm or ranch for the purpose 
of housing an employee of that operation and his / her family including multi-family dwellings for seasonal 
employees in connection with an agricultural use which relies on seasonal employees. 

(116)(119) “Farm animal” means any animal other than household pets that are used or kept as recreation 
or food sources, such as horses, cows, swine, or similar type animals. 
(117)(120) “Feedlot” means an agricultural industry in which animals or fowl are kept and intensively fed 
in a relatively restricted area, as contrasted with an open pasture. 
(118)(121) “Fire authority” means the department, agency, or public entity with responsibility to review 

and approve the feasibility of fire protection and suppression services for the subject property. 
(119)(122) “Firearms training facility/outdoor and indoor shooting range” means a facility designed 

and operated for the education, training, and development of firearms-related skills. This includes but is not 
limited to; live-fire shooting ranges (both indoor and outdoor), tactical training areas, simulation structures, 
and spaces for instructional coursework. The facility may host structured programs for civilians, law 
enforcement, military, or members of a private club. All operations shall be conducted in compliance with 
applicable safety regulations and noise ordinances, and may include force-on-force training, physical 
readiness courses, and simulated exercises within secured and designated boundaries. 

(120)(123) “Flood hazard” means a hazard to land or improvements due to inundation or overflow 
water having sufficient velocity to transport or deposit debris, scour the surface soil, dislodge or damage 
buildings, or erode the banks of water courses. 

(121)(124) “Flood plain” means land that: 
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(a) is within the 100-year flood plain designated by the Federal Emergency Management Agency; 
or 

(b) has not been studied or designated by the Federal Emergency Management Agency but 
presents a likelihood of experiencing chronic flooding or a catastrophic flood event because the land 
has characteristics that are similar to those of a 100-year flood plain designated by the Federal 
Emergency Management Agency. 

(122)(125) “Flood way” means a channel of a watercourse and the adjacent land areas that must be 
reserved in order to discharge the base flood without cumulatively increasing the water surface elevation 
more than one foot. 

(123)(126) “Floor area” means the area included within surrounding walls of a building or portion 
thereof, exclusive of vents, shafts, and courts. 

(124)(127) “Floor area ratio” means the total floor area of all buildings or structures on a parcel or lot 
divided by the area of the parcel or lot, used to measure the intensity of a use on land. 

(125)(128) “Forest industry” means an industry which uses forest products, such as sawmill, pulp or 
paper plant, wood products plant, and similar uses. 

(126)(129) “Fowl” means chickens, ducks, turkeys, peacocks or other similar domesticated birds. 
(127)(130) “Freestanding sign” means a sign supported permanently upon the ground by poles or 

braces and not attached to any building. 
(128)(131) “Front yard setback” means that part of a lot, extending the full width of the lot, which is 

between the front property line and the front building line. 
(129)(132) “Frontage, building” means the length of an outside building wall on a public right-of-

way or an approved private road. 
(130)(133) “Frontage” means the horizontal distance between the side lot lines measured at the point 

where the side lot lines intersect the street right-of-way. All sides of a lot that abuts a street shall be 
considered frontage. On curvi-linear streets, the arc between the side lot lines shall be considered the lot 
frontage. 

(131)(134) “Garage” means a detached accessory building, or a portion of a main building, used or 
intended to be used for the storage of motor vehicles, recreational coaches, boats, snowmobiles, or other 
recreational vehicles. 

(132)(135) “General plan” means a document that a county adopts that sets forth general guidelines 
for proposed future development of: 

(a) the unincorporated land within the county; or 
(b) for a mountainous planning district, the land within the mountainous planning district. 

(133)(136) “Geologic hazard” means: 
(a) a surface fault rupture; 
(b) shallow groundwater; 
(c) liquefaction; 
(d) a landslide; 
(e) a debris flow; 
(f) unstable soil; 
(g) a rock fall; or 
(h) any other geologic condition that presents a risk: 

(i) to life; 
(ii) of substantial loss of real property; or 
(iii) of substantial damage to real property. 

(134)(137) “Governing body” means The Board of County Commissioners of Tooele County, Utah, also 
referred to as the county commission. 
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(135)(138) “Grade” means the lowest point of elevation of the finished surface of the ground, paving 

or sidewalk within a line five feet from the building. 
(136)(139) “Grade, finished” means the final elevation of the ground surface after man-made 

alterations, such as grading, grubbing, filling, excavating or contouring have been made on the ground 
surface. 

(137)(140) “Gross floor area” means the sum of the areas of the several floors of a building, including 
areas used for human occupancy in basements, attics, and penthouses, as measured from the exterior faces 
of the walls. It does not include cellars, unenclosed porches, or attics not used for human occupancy, or any 
floor space in accessory buildings or in the main building intended and designed for the parking of motor 
vehicles in order to meet the parking requirements of this zoning ordinance, or any such floor space 
intended and designed for accessory heating and ventilating equipment. It shall include the horizontal area 
at each floor level devoted to stairwells and elevator shafts. The surface area of tennis courts, swimming 
pools, driveways, parking spaces, and decks is not included in the total floor area. 

(138)(141) “Group home.” See “Residential facility for persons with a disability.” 
(139)(142) “Handicapped residential facilities.” See “Residential facility for persons with a disability.” 
(140)(143) “Height, sign” means the vertical distance measured from the highest point of the sign, 

excluding decorative embellishment, to the grade of the adjacent street or the surface grade beneath the 
sign, whichever is less. 

(141)(144) “Home based business” means a commercial or light industrial use of a scale greater than 
home occupation but which is still secondary to the residential use. It may be conducted entirely within a 
dwelling, an accessory structure or on the premises. A home based business does not include agricultural 
activities. 

(142)(145) “Home occupation” means any use conducted entirely within a dwelling or accessory 
structure and may at times utilize a portion of the premises. It is carried on by persons residing in the 
dwelling unit and no more than one employee hired outside of the dwelling unless otherwise stated, which 
use is clearly incidental and secondary to the use of the dwelling for dwelling purposes and does not change 
the character. There shall be no outside storage allowed. 

(143)(146) “Hookup fee” means a fee for the installation and inspection of any pipe, line, meter, or 
appurtenance to connect to a gas, water, sewer, storm water, power, or other utility system. 

(144)(147) “Hospital” means an institution for the diagnosis, treatment and care of human illness or 
infirmity, but not including sanitariums, clinics and instant care facilities. 

(145)(148) “Hotel” means an establishment that commonly provides lodging accommodations, meals 
and other amenities to guests for compensation. Hotel lodging rooms are generally accessed from inside a 
building. 

(149) “Household pets” means animals or fowl ordinarily permitted in the house and kept for company 
or pleasure, such as dogs, cats, canaries, and shall not include the keeping of inherently or potentially 
dangerous animals, such as lions or tigers, etc. 

(146)(150) “Hydro zone” means a defined area of landscape grouped together by similar water 
requirements, sun exposure, soil conditions, slope, and plant material, and capable of being efficiently 
irrigated by a single irrigation zone, valve, or station. 

(147)(151) “Identical plans” means building plans submitted to a county that: 
(a) are clearly marked as "identical plans"; 
(b) are substantially identical building plans that were previously submitted to and reviewed and 

approved by the county; and 
(c) describe a building that: 

(i) is located on land zoned the same as the land on which the building described in the 
previously approved plans is located; 
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(ii) is subject to the same geological and meteorological conditions and the same law as 
the building described in the previously approved plans; 

(iii) has a floor plan identical to the building plan previously submitted to and reviewed 
and approved by the county; and 

(iv) does not require any additional engineering or analysis. 
(148)(152) “Identification sign” means a sign whose copy is limited to the name and address of a 

building, institution, or person or to the activity or occupation being identified. 
(149)(153) “Illegal sign” means a sign which does not meet the requirements of the Tooele County 

Land Use Ordinance and which has not received non-conforming status. 
(150)(154) “Illuminated sign” means a sign with an artificial light source incorporated internally or 

externally for the purpose of illuminating the sign. 
(151)(155) “Impact fee” means a payment of money imposed under the Impact Fees Act. 
(152)(156) “Impound lot” means a facility operated according to UCA Section 41-1a-101 through 41-

1a-1106 for the temporary storage of vehicles to be claimed by the owners or their agents. 
(153)(157) “Improvement” means street construction, water systems, sewer systems, sidewalks, curbs 

and gutters, drainage facilities, on-site construction, street trees, street signs, street lights, traffic control or 
safety devices, fire hydrants, and such other facilities, utilities, or construction. 

(154)(158) “Improvement completion assurance” means a surety bond, letter of credit, financial 
institution bond, cash, assignment of rights, lien, or other equivalent security required by the county to 
guaranty the proper completion of landscaping or an infrastructure improvement required as a condition 
precedent to: 

(a) recording a subdivision plat; or 
(b) development of a commercial, industrial, mixed use, or multi-family project. 

(155)(159) “Improvement warranty” period means a period: 
(a) no later than one year after the county's acceptance of required landscaping; or 
(b) no later than one year after the county's acceptance of required infrastructure, unless the 

county: 
(i) determines for good cause that a one-year period would be inadequate to protect the 

public health, safety, and welfare; and 
(ii) has substantial evidence, on record: 

1. of prior poor performance by the applicant; or 
2. that the area upon which the infrastructure will be constructed contains suspect 

soil and the county has not otherwise required the applicant to mitigate the suspect soil. 
(156)(160) “Infrastructure improvement” means permanent infrastructure that is essential for the public 

health and safety or that: 
(a) is required for human occupation; and 
(b) an applicant must install: 

(i) in accordance with published installation and inspection specifications for public 
improvements; and 

(ii) as a condition of: 
1. recording a subdivision plat; 
2. obtaining a building permit; or 
3. developing a commercial, industrial, mixed use, condominium, or multi-family 

project. 
(157)(161) “Inoperative vehicle or trailer” means any vehicle or trailer that due to mechanical, electrical, 

structural problems, or lack of maintenance, cannot operate as it was originally constructed and designed 
to do or should not be operated due to conditions rendering it as unsafe. This includes any vehicle or trailer 
that is not currently licensed. 

(158)(162) “Interior sign” means a sign located within a building so as to be visible only from within the 
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building in which it is located. 
(159)(163) “Internal lot restriction” means a platted note, platted demarcation, or platted designation that: 

(a) runs with the land; and 
(b)  (i)  creates a restriction that is enclosed within the perimeter of a lot described on the plat; 

or 
(ii) designates a development condition that is enclosed within the perimeter of a lot 

described on the plat. 
(160)(164) “Interstate pipeline company” means a person or entity engaged in natural gas 

transportation across multiple states subject to the jurisdiction of the Federal Energy Regulatory 
Commission. 

(161)(165) “Intrastate pipeline company” means a person or entity engaged in natural gas 
transportation in one state that is not subject to the jurisdiction of the Federal Energy Regulatory 
Commission. 

(162)(166) “Junk” means any salvaged or scrap copper, brass, iron steel, metal, rope, rags, batteries, 
paper, wood, trash, plastic, rubber, tires, waste, or other articles or materials commonly designated as junk. 
Junk shall also mean any dismantled, wrecked or inoperable motor vehicles or parts thereof which remain in 
such condition for a period of time in excess of sixty days. 

(163)(167) “Junk yard” means the use of any lot, portion of a lot, or tract of land for the storage, 
keeping or abandonment of junk, scrap metals or material, the dismantling, demolition or abandonment of 
vehicles, or machinery or parts thereof; but shall include a salvage yard, or war surplus yard. 

(164)(168) "Kennel" means any premises where domestic animals, such as dogs and cats, older than 
four months are kept except where accessory to an agricultural use. 

(165)(169) “Landfarming” means a method of treating contaminated soil or sediments by spreading 
them on a prepared area and processing them to aid in remediation. This process utilizes natural biological 
and physical processes to degrade and treat contaminants. 

(166)(170) “Landfarming – modified” means land farming that results in a finished soil product that 
does not remain at the processing site. The finished soil product has a beneficial use with a commercial 
value and sold to the marketplace. 

(167)(171) “Land use applicant” means a property owner, or the property owner's designee, who 
submits a land use application regarding the property owner's land. 

(168)(172) “Land use application”: 
(a) means an application that is: 

(i) required by the county; and 
(ii) submitted by a land use applicant to obtain a land use decision; and 

(b) does not mean an application to enact, amend, or repeal a land use regulation. 
(169)(173) “Land use authority” means: 

(a) a person, board, commission, agency, or body, including the local legislative body, 
designated by the local legislative body to act upon a land use application; or 

(b) if the local legislative body has not designated a person, board, commission, agency, or body, 
the local legislative body. 

(170)(174) “Land use decision” means an administrative decision of a land use authority or appeal 
authority regarding: 

(a) a land use permit; 
(b) a land use application; or 
(c) the enforcement of a land use regulation, land use permit, or development agreement. 

(171)(175) “Land use permit” means a permit issued by a land use authority. 
(172)(176) “Land use regulation”: 

(a) means a legislative decision enacted by ordinance, law, code, map, resolution, specification, 
fee, or rule that governs the use or development of land; 
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(b) includes the adoption or amendment of a zoning map or the text of the zoning code; and 
(c) does not include: 

(i) a land use decision of the legislative body acting as the land use authority, even if the 
decision is expressed in a resolution or ordinance; or 

(ii) a temporary revision to an engineering specification that does not materially: 
1. increase a land use applicant's cost of development compared to the existing 

specification; or 
2. impact a land use applicant's use of land. 

(177) “Landscaped area”:means the portion of a lot, parcel, tract, or project site improved with any 
combination of living plant material, turf, trees, shrubs, groundcover, mulch, decorative rock, or irrigation. 
Landscaped area does not include buildings, driveways, sidewalks, parking areas, patios, decks, agricultural 
production areas, or undisturbed native vegetation that is not irrigated. 

(173)(178) “Large scale sales event sign” means an advertising display that is temporary in nature, is 
not permanently attached to the ground or sign surface, and is used for special events, such as, but not 
limited to, grand openings, seasonal sales, liquidations, going-out-of-business sales, and, promotion of a 
new product, new hours of operation, a new service, or to promote a special sale or promotion. The 
temporary sign or banner is intended to inform the public of a unique happening and shall not include 
construction, placement, maintenance, or erection of any prohibited sign devices as described in §24-4-4 
or other types of non-compliant accessory signs. Large scale sale event signs shall not be used for 
permanent advertising purposes beyond what is allowed by this ordinance. 

(179) “Lateral sewer” means a sewer which discharges into another sewer and has only sewer inlets from 
buildings and structures tributary into it. 

(174)(180) “Lawn or turf” means nonagricultural land planted in closely mowed, managed grasses, 
whether established by sod, seed, plugs, or similar methods. 

(175)(181) “Legislative body” means the county council. 
(176)(182) “Local attorney” means the county attorney or any other attorney officially representing 

Tooele County, Utah. 
(177)(183) “Local building inspector” means the building inspector employed by or officially 

representing Tooele County, Utah. 
(178)(184) “Local district” means any entity created pursuant to Utah Code Titles 17B, 17C, or 17D, and 

any other governmental or quasi-governmental entity that is not a county, municipality, school district, or 
the state. 

(179)(185) “Local engineer” means the engineer employed by or officially representing Tooele County, 
Utah. 

(180)(186) “Local governing body” means the Board of County Commissioners of Tooele County. 
(181)(187) “Local health officer” means the health officer employed by or officially representing Tooele 

County Department of Health. 
(182)(188) “Local jurisdiction” means Tooele County, Utah. 
(183)(189) “Local planner” means the planner employed by or officially representing Tooele County, Utah. 
(184)(190) “Local surveyor” means the county surveyor or any other surveyor officially representing 

Tooele County, Utah. 
(185)(191) “Lot” means a parcel or unit of land described by metes and bounds or as described on a 

subdivision plat and held or intended to be held in separate lease or ownership, either as an undeveloped or 
developed site, or a parcel or unit of land shown as a lot, plat, or parcel on a recorded subdivision map, or 
shown on a plat used in the lease or sale or offer of lease or sale of land resulting from the division of a larger 
tract into two or more smaller units. 

(186)(192) “Lot area” means the horizontal area within the exterior lines of the lot, exclusive of 
any area in a public or private open to public uses. 
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(187)(193) “Lot, corner” means a lot abutting upon two or more streets at their intersection or upon 
two parts of the same street, such streets or parts of the same street forming an interior angle of less than one 
hundred thirty-five degrees. 

(188)(194) “Lot depth” means the average horizontal distance between the front and the rear lot lines 
measured in the main direction of the side lot lines. 

(189)(195) “Lot frontage” means that portion of a lot that is the length of the front lot line which is 
coterminous with the front street lines. 

(190)(196) “Lot, interior” means a lot other than a corner lot. 
(191)(197) “Lot line” means the property line bounding the lot. 
(192)(198) “Lot line adjustment” means a relocation of a lot line boundary between adjoining lots or 

between a lot and adjoining parcels pursuant to UCA Title 17 Chapter 27a: 
(a) whether or not the lots are located in the same subdivision; and 
(b) with the consent of the owners of record. 

Lot line adjustment does not mean a new boundary line that: 
(a) creates an additional lot; or 
(b) constitutes a subdivision. 

Lot line adjustment does not include a boundary line adjustment made by the Department of 
Transportation. 

(193)(199) “Lot line, front” means the lot line adjoining the street for an interior lot; for a corner lot or 
through lot, the lot line adjoining either street, as elected by the lot owner. 

(194)(200) “Lot line, rear” means that line of a lot which is opposite and most distant from the front line 
of the lot. In the case of a triangular or gore-shaped lot, a line ten feet in length within the parcel parallel 
to and at the maximum distance from the front line. 

(195)(201) “Lot line, side” means any lot boundary line not a front or rear lot line. A side lot line 
separating a lot from another lot or lots is an interior side lot line; a side lot line separating a lot from a 
street is a street side lot line. 

(196)(202) “Lot, restricted” means a lot or parcel having an average slope of 30 percent or more or 
which does not contain a buildable area of at least 75 feet by 100 feet, such lot being prohibited as a 
building site. 

(197)(203) “Lot width” means the minimum lot width for each zoning district measured from the front 
setback line. 

(204) “Lot, unrestricted” means a lot having an average slope of less than 30 percent and containing a 
buildable area of at least 75 feet by 100 feet. 

(198)(205) “Low-volume / Drip irrigation” means a low-volume irrigation method that applies water 
directly to the root zone of plants through emitters, tubing, bubblers, or similar devices. 

(199)(206) “Main building” means a structure in which the primary use of the land, lot or parcel is 
conducted. 

(200)(207) “Maintenance, sign” means the cleaning, painting, repair, or replacement of defective parts 
of a sign in a manner that does not alter the basic copy, design, or structure of the sign. 

(201)(208) “Major transit investment corridor” means: 
(a) public transit rail right-of-way; 
(b) a dedicated road right-of-way for the use of public transit, such as bus rapid transit; or 
(c) fixed-route bus corridors subject to an interlocal agreement or contract between a 

municipality or county and: 
(i) a public transit district; or 
(ii) an eligible political subdivision. 

(202)(209) “Mansard” means a sloped roof or roof-like facade architecturally comparable to a building wall. 
(203)(210) “Manufactured home” means a transportable factory-built housing unit constructed on or 
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after June 15, 1976, according to the Federal Home Construction and Safety Standards act of 1974 (HUD 
Code), in one or more sections, which in the traveling mode, is eight body feet or more in width or 40 body 
feet or more in length, or when erected on site, is 400 or more square feet, and which is built on a permanent 
chassis and designed to be used as a dwelling with or without a permanent foundation when connected to 
the required utilities, and includes the plumbing, heating, air-conditioning, and electrical systems. 

(204)(211) “Marquee” means a permanent roof-like structure or canopy of rigid materials supported 
by and extending from the facade of a building. 

(205)(212) “Marquee sign” means any sign attached to or supported by a marquee structure. 
(206)(213) “Medical cannabis pharmacy” means a person or entity that acquires or intends to acquire, 

possess, and sell cannabis in a medicinal dosage form, a cannabis product in a medicinal dosage form, or a 
medical cannabis device, to a medical cannabis cardholder. 

(207)(214) “Medical clinic” means a facility providing medical, psychiatric, or surgical service for sick or 
injured persons exclusively on an out-patient basis, including emergency treatment, diagnostic services, 
training, administration and services to outpatients, employees, or visitors. Compare “Clinic, dental or 
medical.” 

(208)(215) “Mine” means a site from which ore, rock, minerals, precious metals or natural substances 
other than plant or animal organisms can be extracted. “Mine” includes the site of the mine with its surface 
buildings, structures, elevator shafts, and equipment. 

(209)(216) “Mining” means the process or business of extracting ore, rock, minerals, precious metals or 
natural substances from the surface or below the surface of the earth. 

(210)(217) “Mobile home” means a transportable factory-built housing unit built prior to June 15, 
1976, in accordance with a state mobile home code which existed prior to the Federal Manufactured housing 
and Safety Standards Act (HUD Code) and which was designed to be a long- term residential dwelling unit, 
with or without a permanent foundation, and originally constructed as a complete package which includes 
major appliances, plumbing, and electrical facilities prepared for appropriate connections. 

(211)(218) “Moderate income housing” means housing occupied or reserved for occupancy by 
households with a gross household income equal to or less than 80% of the median gross income for 
households of the same size in the county in which the housing is located. 

(212)(219) “Modular home” means a permanent dwelling structure built in prefabricated units, which 
are assembled and erected on the site, or at another location and brought as a unit to the site and which is 
classified as a mobile home until it is placed on a permanent foundation and complies with all applicable 
building codes. 

(213)(220) “Monument sign” means a sign mounted directly to the ground with maximum height not to 
exceed six feet. 

(214)(221) “Motel” means an establishment that commonly provides lodging accommodations to 
guests for compensation. Motel lodging rooms are generally accessed directly from outside. 

(215)(222) “Multiple-face sign” means a sign containing two or more faces, not necessarily in back-to-
back configuration. “National Cooperative Soil Survey” means the soil survey conducted by the U. S. 
Department of Agriculture in cooperation with the State Agricultural Experiment Station and other Federal 
or Utah State agencies. 

(216)(223) “National Cooperative Soil Survey” means the soil survey conducted by the U. S. 
Department of Agriculture in cooperation with the State Agricultural Experiment Station and other Federal 
or Utah State agencies. 

(217)(224) “Nominal fee” means a fee that reasonably reimburses a county only for time spent and 
expenses incurred in: 

(a) verifying that building plans are identical plans; and 
(b) reviewing and approving those minor aspects of identical plans that differ from the previously 

reviewed and approved building plans. 
(218)(225) “Noncomplying structure” means a structure that: 
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(a) legally existed before the structure's current land use designation; and 
(b) because of one or more subsequent land use ordinance changes, does not conform to the 

setback, height restrictions, or other regulations, excluding those regulations that govern the use of 
land. 

(219)(226) “Nonconforming sign” means a sign which was erected legally but which does not comply 
with subsequently enacted sign restrictions and regulations. 

(220)(227) “Nonconforming use” means a use of land that: 
(a) legally existed before the current land use designation; 
(b) has been maintained continuously since the time the land use ordinance regulation 

governing the land changed; and 
(c) because of one or more subsequent land use ordinance changes, does not conform to the 

regulations that now govern the use of the land. 
(228) “Nonfunctional turf” means lawn or turf that is primarily decorative and is not designed or regularly 

used for active recreation, public gathering, or another practical use. Nonfunctional turf includes, but is not 
limited to, turf in park strips, medians, parking lot islands, entries, and narrow or inaccessible areas. 

(221)(229) “Occupancy” means the portion of a building or premises owned, leased, rented, or 
otherwise occupied for a given use. 

(222)(230) “Official map” means a map drawn by Tooele County and recorded in the county 
recorder’s office that: 

(a) shows actual and proposed rights-of- way, centerline alignments, and setbacks for highways 
and other transportation facilities; 

(b) provides a basis for restricting development in designated rights-of-way or between 
designated setbacks to allow the government authorities time to purchase or otherwise reserve the 
land; and 

(c) is adopted as an element of the general plan. 
(223)(231) “Off-premise outside self-service storage” means an exterior depository or safekeeping of 

equipment, goods, materials, products, vehicles, trailers, and the like, which are in operable condition and 
which are not being specifically displayed as merchandise or offered for sale. Outside storage may be 
enclosed by a structure that includes a roof and no more than one side wall. 

(224)(232) “Off-premise sign” or “billboard” means a sign advertising an establishment, merchandise, 
service, or entertainment, which is not sold, produced, manufactured, or furnished at the property on which 
said sign is located. 

(225)(233) “Off-street parking space” means the space required to park one passenger vehicle off the 
public right-of-way. 

(226)(234) “Off-site improvements” means improvements not on individual lots but generally within 
the boundaries of the subdivision which they serve. 

(227)(235) “On-site improvements” means the construction or placement of structures and 
appurtenant improvements on a lot. 

(228)(236) “On-premise sign” means a sign which pertains to the use, product or commodity sold, or 
service performed on the premises on which it is located. 

(229)(237) “Open space” means the area reserved in fields, pastures, parks, courts, schools, 
playgrounds, golf courses, and other similar open areas, or is the portion of the conservation subdivision 
that has been set aside for permanent protection. Activities within the open space shall be restricted in 
perpetuity through an approved legal instrument. 

(230)(238) “Open space, usable” means any portion of a lot or building which: 
(a) is open to the sky or is open to view in at least two sides; 
(b) is readily accessible by foot traffic from the building to which it is accessory; and 
(c) is not provided from any required front or side yard, parking area, or driveway space. 
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(231)(239) “Owner” means the holder of fee title to land or buildings or to property, whether a person, 
partnership, corporation, or other entity recognized by law, including any lessee, permittee, assignee, or 
successor in interest. 

(232)(240) “Package agency” means a retail liquor location operated under a contractual agreement 
with the Alcoholic Beverage Control Department, by a person other than the State, who is authorized 
by the Alcoholic Beverage Control Commission to sell package liquor for consumption off the premises of 
the agency. 

(233)(241) “Parapet” means the extension of a false front or wall above a roofline. 
(234)(242) “Parcel” means any real property that is not a lot. 
(235)(243) “Parcel boundary adjustment” means a recorded agreement between owners of adjoining 

parcels adjusting the mutual boundary, either by deed or by a boundary line agreement pursuant to UCA 
Title 17 Chapter 27a, if no additional parcel is created and: 

(a) none of the property identified in the agreement is a lot; or 
(b) the adjustment is to the boundaries of a single person's parcels. 

Parcel boundary adjustment does not mean an adjustment of a parcel boundary line that: 
(a) creates an additional parcel; or 
(b) constitutes a subdivision. 

Parcel boundary adjustment does not include a boundary line adjustment made by the Department of 
Transportation. 

(244) “Parcel of land.” See “Lot.” 
(236)(245) “Park strip” means the landscaped or unpaved area located between a curb or street edge 

and a sidewalk, trail, property line, or other street-side improvement. 
(237)(246) “Parking lot” means an open area other than a street, used for the parking of automobiles 

and which is available for public use. 
(238)(247) “Pedestrian-way.” See “Crosswalk.” 
(239)(248) “Permanent monument” means any structure of concrete, masonry or metal permanently 

placed on or in the ground, including those expressly placed for surveying reference, which meets the 
requirements of Tooele County or the State of Utah for permanent monuments. 

(240)(249) “Person” means an individual, corporation, partnership, organization, association, trust, 
governmental agency, or any other legal entity. 

(241)(250) “Personal agriculture” means the keeping of farm animals or fowl for personal recreation 
and/or personal non-commercial production of food. 

(242)(251) “Plan for moderate income housing” means a written document adopted by the county 
legislative body that includes: 

(a) an estimate of the existing supply of moderate-income housing located within the county; 
(b) an estimate of the need for moderate income housing in the county for the next five years; 
(c) a survey of total residential land use; 
(d) an evaluation of how existing land uses and zones affect opportunities for moderate income 

housing; and 
(e) a description of the county's program to encourage an adequate supply of moderate income 

housing. 
(243)(252) “Planned unit development or PUD” means an integrated design for development of 

residential, commercial or industrial uses, or limited combinations of such uses, in which the density and 
location regulations of the district in which the development is situated may be varied or waived to allow 
flexibility and initiative in site and building design and location, in accordance with an approved plan and 
imposed requirements. 

(244)(253) “Planning advisory area” means a contiguous, geographically defined portion of the 
unincorporated area of the county with planning and zoning functions as exercised through the planning 
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advisory area planning commission, but with no legal or political identity separate from the county and no 
taxing authority. 

(245)(254) “Plat” means an instrument subdividing property into lots as depicted on a map or other 
graphical representation of lands that is prepared and certified by a licensed professional land surveyor. 

(246)(255) “Plot” means a parcel of land consisting of one or more lots or portions thereof which is 
described by reference to a recorded plat or by metes and bounds. 

(247)(256) “Political sign” means a temporary sign used in connection with a local, state, or national 
election or referendum. 

(248)(257) “Portable sign” means any sign designed to be moved easily and not permanently affixed 
to the ground or to a structure or building. 

(249)(258) “Potential geologic hazard” area means an area that: 
(a) is designated by a Utah Geological Survey map, county geologist map, or other relevant map 

or report as needing further study to determine the area's potential for geologic hazard; or 
(b) has not been studied by the Utah Geological Survey or a county geologist but presents the 

potential of geologic hazard because the area has characteristics similar to those of a designated 
geologic hazard area. 

(250)(259) “Preliminary plat” means a drawing, to scale, representing a proposal to subdivide a tract, 
lot or parcel of land, and meeting the preliminary plat requirements of this ordinance. 

(251)(260) “Premises” means a parcel of land with its appurtenances and buildings which, because of its 
unity of use, may be regarded as the smallest conveyable unit of real estate for that zoning district. 
(252)(261) “Primarily residential zone” means a residential zoning district primarily intended for 

residential uses and does not include Agricultural or Multiple-Use Zones. 
(253)(262) “Primary dwelling” means a detached single-family dwelling that is occupied as the primary 

residence of an owner of record. 
(254)(263) “Private garage.” See “Garage.” 
(255)(264) “Private non-profit locker club” means a social, recreational, or athletic club, or kindred 

association, incorporated under the provisions of the Utah Revised Nonprofit Corporation Act, which 
maintains or intends to maintain premises upon which liquor is or will be stored, consumed, or sold. 

(256)(265) “Private recreational grounds and facilities” means recreational grounds and facilities 
operated by a person, corporation, association, or group other than the State or political subdivision thereof. 

(257)(266) “Private road” means a privately owned road which affords principal means of access to 
abutting parcels or lots. 

(258)(267) “Process” or “processing” means the act, business or procedure of taking raw, extracted or 
pre-processed material and adding to or taking away from it, to produce a product that is purer, used, 
marketed, or uniquely different than the original raw material or product before the procedure was enacted. 

(259)(268) “Projecting sign” means a sign, other than a flat wall sign which is attached to and projects 
from a building wall or other structure not specifically designed to support the sign. 

(260)(269) “Protection strip” means a strip of land between the boundary of a subdivision and a street 
within the subdivision, for the purpose of controlling the access to the street by property owners abutting 
the subdivision. 

(261)(270) “Public agency” means: 
(a) the federal government; 
(b) the state; 
(c) a county, municipality, school district, local district, special service district, or other political 

subdivision of the state; or 
(d) a charter school. 

(262)(271) “Public hearing” means a hearing at which members of the public are provided a reasonable 
opportunity to comment on the subject of the hearing. 

(263)(272) “Public meeting” means a meeting that is required to be open to the public by the Open and 
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Public Meetings Act. 
(264)(273) “Public recreational facility” means a publicly owned or operated indoor or outdoor facility 

whose main purpose is to provide the general public with amusement or an entertainment activity, including 
fair grounds, riding stables, picnic and camping, water slides, pools, baseball fields, soccer fields, museums, 
arenas. 

(265)(274) “Public road” means a public way which affords a means of access to abutting properties. 
(266)(275) “Public street” means a public right-of-way, including a public highway, public avenue, 

public boulevard, public parkway, public road, public lane, public alley, public viaduct, public subway, public 
tunnel, public bridge, public byway, other public transportation easement, or other public way. 

(276) “Public water system” or “public sewage system” means a system which is owned and operated by 
a local governmental authority or by an established public utility company which is adequately controlled 
by a governmental authority. 

(267)(277) “Qualified landscape professional” means a landscape architect, landscape designer, irrigation 
designer, licensed landscape contractor, certified irrigation professional, or other person with demonstrated 
training or experience in water-efficient landscape and irrigation design. 

(268)(278) “Quasi-public use” or “quasi-public facility” means a use conducted by, or a facility or 
structure owned by, a nonprofit, religious, or eleemosynary institution that provides educational, cultural, 
recreational, religious, institutional, medical, community service or other similar types of public services, and 
includes private hospitals, medical offices and cemeteries. 

(269)(279) “Real estate sign” means a temporary sign advertising the real estate upon which the sign is 
located as being for rent, lease, or sale. 

(270)(280) “Rear yard setback” means that part of a lot between the rear building line and the rear lot 
line, and extending the full width of the lot, the depth of which yard is measured from the rear lot line to the 
building line of the building. 

(271)(281) “Receiving zone” means an unincorporated area of the county that the county council 
designates, by ordinance, as an area in which an owner of land may receive a transferable development 
right. 

(272)(282) “Record of survey map” means a map of a survey of land prepared in accordance 
with UCA 17-23-17. 

(273)(283) “Recreational coach” means a vehicle, such as a travel trailer, tent camper, camp car or other 
vehicle designed or constructed to travel on the public thoroughfare in accordance with the provisions of 
the Utah Motor Vehicle Act, and designed for use as a human habitation for a temporary and recreational 
nature. 

(274)(284) “Recreational coach park” or “overnight park” means any area or tract of land where lots are 
rented 

or held out for rent to owners or users of recreational coaches for a temporary time not to exceed 30 days. 
(275)(285) “Recreational coach space” means a plot of ground within a recreational coach park 

designated 
and intended for the accommodation of one recreational coach. 

(276)(286) “Recreational facility” means any commercial enterprise which receives a fee in return for 
the provision of some recreational activity including but not limited to: racquet clubs, health facilities, and 
amusement parks, but not including amusement centers. 

(277)(287) “Recreational facility, commercial indoor” means any commercial recreational land use 
conducted entirely within a building, including arcade, arena, art gallery and studio, art center, assembly 
hall, athletic and health clubs, auditorium, bowling alley, club or lounge, community center, conference 
center, exhibit hall, gymnasium, library, movie theater, museum, performance theater, pool or billiard hall, 
skating rink, swimming pool, tennis court. 

(278)(288) “Recreational facility, private indoor” means any private recreational facility for use solely 
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by the residents and guests of a particular residential development, planned unit development, or 
residential neighborhood, including indoor and outdoor facilities. These facilities are usually proposed or 
planned in association with development and are usually located within or adjacent to such development. 

(279)(289) “Residential facility for elderly persons” means a dwelling inhabited by persons who are at 
least 60 years old and who live in a group setting with common caretakers. “Residential facility for elderly 
persons“ does not include a dwelling occupied solely by members of the same family, a health care facility, a 
nursing home, a retirement center, an assisted living facility or a residential facility for persons with 
disabilities. 

(280)(290) “Residential facility for persons with a disability” means a residence in which more than one 
person with a disability resides; and 

(a) is licensed or certified by the Department of Human Services under Title 62A, Chapter 2, 
Licensure of Programs and Facilities; or 

(b) is licensed or certified by the Department of Health under Title 26, Chapter 21. Health Care 
Facility Licensing and Inspection Act. 

(281)(291) “Riding academy” means a structure or land use where people pay to be trained in riding 
equines. 

(282)(292) “Right-of-way” means the area, either public or private, over which the right-of-passage exists. 
(283)(293) “Roof sign” means any sign erected partly or wholly over or on the roof of a building; 

however, a structure having main supports embedded in the ground shall not be considered to be a roof 
sign even if the sign's supports pass through a roof, canopy, or parapet of a building. 

(284)(294) “Roofline” means the top edge of a roof or building parapet, whichever is higher, excluding 
any mansards, cupolas, pylons, chimneys or minor projections. 

(285)(295) “Rooftop mounted solar array” means a rooftop photovoltaic power station, or rooftop 
photovoltaic system, which has its electricity-generating solar panels or arrays mounted on the rooftop of 
an agricultural, residential, commercial, or industrial building or structure. 

(286)(296) “Rules of order and procedure” means a set of rules that govern and prescribe in a public 
meeting: 

(a) parliamentary order and procedure; 
(b) ethical behavior; and 
(c) civil discourse. 

(287)(297) “Runway” means a defined area on an airport prepared for landing and takeoff of aircraft. 
(288)(298) “Salt” means any component, solid or liquid, of the sodium elements, such as sodium 

chloride, potash, sodium hydroxide, brine, etc. 
(289)(299) “Sanitary sewer authority” means the department, agency, or public entity with 

responsibility to review and approve the feasibility of sanitary sewer services or onsite wastewater systems. 
(290)(300) “School, private” means a school which is operated by a quasi-public or private group, 

individual, or organization, and which has curriculum similar to that provided in any public school in the 
state of Utah. 

(291)(301) “School, public” means a school operated by a school district or other public agency. 
(292)(302) Secondary water: untreated, nonculinary water supplied for irrigation or other approved 

nonpotable uses. 
(293)(303) “Self-service storage facility” means a building or group of buildings divided into separate 

units leased to individuals and organizations, or businesses for self-service storage of personal property. 
(294)(304) “Sending zone” means an unincorporated area of the county that the county council 

designates, by ordinance, as an area from which an owner of land may transfer a transferable development 
right. 

(295)(305) “Service lines” are all those wires, poles, and appurtenant equipment used to carry 
electricity between distribution lines and a customer. 
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(296)(306) “Side yard setback” means that part of a lot between the side building line and the side lot 
line, and extending from the front yard setback to the rear yard setback. The width of the side yard is 
measured from the side lot line to the building line of the building. 

(297)(307) “Sign” means any device, structure, fixture, or placard using graphics, symbols, or written 
copy for the primary purpose of identifying, providing directions, or advertising any establishment, person, 
entity, interest, product, goods, or services. It includes any structural supports, lighting systems, 
attachments, ornaments or other features. 

(298)(308) “Sign alterations” means a change or rearrangement in the structural parts or design 
whether by extending on a side increasing in area or height, or by relocation or changing the position of a 
sign. 

(299)(309) “Sign, area” means the entire face of a sign including the advertising surface and any 
framing, trim, or molding. 

(300)(310) “Sign, community” means a sign that contains information appurtenant to non-commercial 
activities and interests within the community, but do not advertise any function or service that will create a 
gain for the advertiser. 

(301)(311) “Sign face” means the part of the sign that is or can be used to identify, advertise, or 
communicate information or for visual representation that attracts the attention of the public for any 
purpose, including the frame or structural members if they are designed with lighting or other 
ornamentation that is incorporated for the sign design. 

(312) “Site plan” means a plat of a lot, drawn to scale, showing its actual measurements, the size and 
location of any existing buildings or structures, and those yet to be erected, the location of the lot in relation 
to abutting streets, and such other information as may be required by the planning commission or 
preceding the issuance of a building permit to demonstrate that an owner’s or developer’s proposed 
development activity meets a land use requirement. 

(302)(313) “Smart irrigation controller” means an irrigation controller that adjusts irrigation based on 
weather, evapotranspiration, soil moisture, rainfall, or similar site conditions and that includes rain shutoff 
capability. 

(303)(314) “Snipe sign” means a temporary sign or poster affixed to trees, fences, poles, stakes, 
building supports, other signs or sign structures, building facades, or any other object not specifically 
designed for the posting of signs. 

(304)(315) “Solar Energy System” means a facility that collects and converts sunlight into electricity, 
whether by photovoltaics, concentrating solar thermal devices, or other solar technologies, and transmits 
such electricity to off-site users, together with all accessory uses and facilities incidental thereto, including, 
without limitation, generators; electrical transmission and distribution lines and facilities (including 
transmission lines with a capacity of 50 KV or greater); communication lines, cables, conduits, and facilities; 
electric transformers, substations, and interconnection facilities; energy storage facilities; 
telecommunications equipment; control buildings and maintenance yards; access roads, fences and gates. 

(305)(316) “Special event” means circuses, fairs, carnivals, festivals, or other types of special events that: 
(a) run for longer than eight hours but not longer than six months; 
(b) are intended to or likely to attract substantial crowds; and 
(c) are unlike the customary or usual activities generally associated with the property where the 

special event is to be located. 
(306)(317) “Specified public utility” means an electrical corporation, gas corporation, or telephone 

corporation, as those terms are defined in UCA Section 54-2-1. 
(307)(318) “Spot zone” means a zoning amendment which singles out a relatively small parcel for a 

use classification totally different from that of the surrounding area, for the benefit of the owner of such 
property, which is invalid because it is not in accordance with the general plan. 

(308)(319) “Stable, commercial” means a structure or land use where equines or livestock are kept for 
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sale or hire, boarded, or trained. 
(309)(320) “Stable, private” means an accessory building for the keeping of horses or livestock owned 

by the occupants of the premises and not kept for hire, remuneration or sale. 
(310)(321) “Stable, public” means any stable where horses are boarded or kept for hire. 
(311)(322) “State” includes any department, division, or agency of the state. 
(312)(323) “State store” means a facility for the sale of package liquor located on premises owned or 

leased by the State of Utah and operated by state employees, but does not apply to any licensee, permittee, 
or to package agencies. 

(313)(324) “Story, half” means a partial story under a gable, hip, or gambrel roof, the wall plates of 
which on at least two opposite exterior walls do not extend more than four feet above the floor of such 
story, and the floor area does not exceed 2/3 of the floor area immediately below it. 

(314)(325) “Structure” means anything constructed, the use of which requires fixed location on the 
ground, or attachment to something having a fixed location upon the ground, including a building, tower, 
smokestack, overhead transmission line, flag pole, or antenna. 

(315)(326) “Structural alterations” means any change in the supporting members of a building, such as 
bearing walls, columns, beams or girders. 

(316)(327) “Subdivider” means any person who causes land to be divided. 
(317)(328) “Subdivision” means any land that is divided, resubdivided, or proposed to be divided into 

two or more lots or other division of land for the purpose, whether immediate or future, for offer, sale, lease, 
or development either on the installment plan or upon any and all other plans, terms, and conditions. 
Subdivision includes: 

(a) the division or development of land, whether by deed, metes and bounds description, devise 
and testacy, map, plat, or other recorded instrument, regardless of whether the division includes all 
or a portion of a parcel or lot; and 

(b) except as provided otherwise in this Ordinance, divisions of land for residential and 
nonresidential uses, including land used or to be used for commercial, agricultural, and industrial 
purposes. 

Subdivision does not include: 
(a) a bona fide division or partition of agricultural land for agricultural purposes; 
(b) a boundary line agreement recorded with the county recorder's office between owners of 

adjoining parcels adjusting the mutual boundary if no new lot is created; 
(c) a recorded document, executed by the owner of record: 

(i) revising the legal descriptions of multiple parcels into one legal description 
encompassing all such parcels; or 

(ii) joining a lot to a parcel; 
(d) a bona fide division or partition of land in a county other than a first class county for the 

purpose of siting, on one or more of the resulting separate parcels: 
(i) an electrical transmission line or a substation; 
(ii) a natural gas pipeline or a regulation station; or 
(iii) an unmanned telecommunications, microwave, fiber optic, electrical, or other utility 

service regeneration, transformation, retransmission, or amplification facility; 
(e) a boundary line agreement between owners of adjoining subdivided properties adjusting the 

mutual lot line boundary if: 
(i) no new dwelling lot or housing unit will result from the adjustment; and 
(ii) the adjustment will not violate any applicable land use ordinance; 

(f) a bona fide division of land by deed or other instrument if the deed or other instrument states 
in writing that the division: 

(i) is in anticipation of future land use approvals on the parcel or parcels; 
(ii) does not confer any land use approvals; and 
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(iii) has not been approved by the land use authority; 
(g) a parcel boundary adjustment; 
(h) a lot line adjustment; 
(i) a road, street, or highway dedication plat; 
(j) a deed or easement for a road, street, or highway purpose; or 
(k) any other division of land authorized by law. 

(318)(329) “Subdivision amendment” means an amendment to a recorded subdivision that: 
(a) vacates all or a portion of the subdivision; 
(b) alters the outside boundary of the subdivision; 
(c) changes the number of lots within the subdivision; 
(d) alters a public right-of-way, a public easement, or public infrastructure within the subdivision; 

or 
(e) alters a common area or other common amenity within the subdivision. 

(319)(330) “Subdivision cluster” means a subdivision of land in which the lots have areas less than the 
minimum lot area of the district in which the subdivision is located and in which a significant part of the 
land is privately reserved or dedicated as permanent common open space to provide low- density character 
for the residential lots in the subdivision. 

(320)(331) “Subdivision vacation” means the process of removing from record a section of land that 
was subdivided. 

(321)(332) “Substandard lot” means a lot created prior to January 10, 1975 or having been granted a 
special exception by the board of adjustment and which has less than the required lot area or width for the 
zoning district in which it is located. 

(322)(333) “Substantial evidence” means evidence that: 
(a) is beyond a scintilla; and 
(b) a reasonable mind would accept as adequate to support a conclusion. 

(323)(334) “Suspect soil” means soil that has: 
(a) a high susceptibility for volumetric change, typically clay rich, having more than a 3% swell 

potential; 
(b) bedrock units with high shrink or swell susceptibility; or 
(c) gypsiferous silt and clay, gypsum, or bedrock units containing abundant gypsum commonly 

associated with dissolution and collapse features. 
(324)(335) “Temporary sign” means a sign not constructed or intended for long-term use, with a 

maximum time period of 90 days. 
(325)(336) “Therapeutic school” means a residential group living facility: 

(a) for four or more individuals who are not related to: 
(i) the owner of the facility; or 
(ii) the primary service provider of the facility; 

(b) that serves students who have a history of failing to function: 
(i) at home; 
(ii) in a public school; or 
(iii) in a nonresidential private school; and 

(c) that offers: 
(i) room and board; and 
(ii) an academic education integrated with: 

1. specialized structure and supervision; or 
2. services or treatment related to a disability, an emotional development, a 

behavioral development, a familial development, or a social development. 
(326)(337) “Transferable development right” means a right to develop and use land that originates by 

an ordinance that authorizes a landowner in a designated sending zone to transfer land use rights from a 
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designated sending zone to a designated receiving zone. 
(327)(338) “Unincorporated” means the area outside of the incorporated area of a municipality. 
(328)(339) “Unlicensed motor vehicle” means any vehicle which initially was designed or constructed 

to be self-propelled and which is not currently registered or licensed by the State of Utah, but does not 
include vehicles exempt from registration under UCA Section 41-22-9 or any motor vehicle kept or stored 
at an approved impound lot or commercial storage yard. 

(329)(340) “Use” means the purpose for which a parcel, building, lot, sign or structure is intended, 
designated, occupied, or maintained. 

(330)(341) “Vacation plat” means a plat submitted for the purpose of removing a subdivision from the 
records of the county recorder and the county assessor which shows the area that is to return to its original 
state. 

(331)(342) “Vicinity plan” means a map or drawing, to scale, showing the physical relationships of the 
proposed development to existing or proposed streets, buildings and utilities; other relevant information 
such as special terrain or surface drainage, and existing zoning classifications of all land within 300 feet of 
the property proposed. 

(332)(343) “View-obscuring fence, wall or hedge” means a fence, wall, or hedge of vegetation growth 
which prevents full view of property on one side by a viewer standing on the other side. 

(344) “Wall sign” means a sign attached essentially parallel to and extending not more than 24 inches 
from the wall of a building with no copy on the sides or edges, including painted, individual letters, and 
cabinet signs, and signs on a mansard. 

(333)(345) “Water feature” means a fountain, pond, waterfall, stream, pool, or similar constructed 
landscape feature that uses water for aesthetic, recreational, or functional purposes. 

(334)(346) “Water interest” means any right to the beneficial use of water, including: 
(a) each of the rights listed in UCA Section 73-1-11; and 
(b) an ownership interest in the right to the beneficial use of water represented by: 

(i) a contract; or 
(ii) a share in a water company, as defined in UCA Section 73-3-3.5. 

(347) “Water provider” means a public or private entity legally authorized to provide culinary water, 
secondary water, or both to the subject property. 

(348) “Water-wise landscaping” means landscaping that is designed, installed, and maintained to 
minimize supplemental irrigation through appropriate plant selection, efficient irrigation design, soil 
preparation, mulch, reduced lawn or turf area, and other water-conserving practices consistent with Utah 
law. 

(335)(349) “Window sign” means a sign installed inside a window and intended to be viewed from 
outside the building. 

(336)(350) “Yard” means a required open space on a lot, other than a court, unoccupied and 
unobstructed from the ground upward. 

(337)(351) “Yard, front.” See “Front yard setback.” 
(338)(352) “Yard, rear.” See: “Rear yard setback.” 
(339)(353) “Yard, side.” See: “Side yard setback.” 
(340)(354) “Zone.” See “District, zone.” 
(341)(355) “Zoning administrator” means the local official designated by the county commission to 

enforce zoning regulations. 
(342)(356) “Zoning map” means a map, adopted as part of a land use ordinance, that depicts land 

use zones, overlays, or districts. 
(343)(357) “Zoning ordinance” means the Tooele County Land Use Ordinance of Tooele 

County, Utah. (Ord. 2025-10, 8/19/25; Ord. 2025-09, 8/19/25; Ord. 2024-10, 10/1/24; Ord. 2023-20, 11/7/23; 
Ord. 2023-09, 3/7/23; Ord. 2023-05, 2/21/23; Ord. 2022-34, 12/6/22; Ord. 2022-32, 11/29/22; Ord. 2020-32, 
11/16/20; Ord. 2018-04, 5/15/18; Ord. 2011-08, 3/15/11; Ord. 2010-16, 8/24/10; Ord. 2006-37, 11/28/06; 
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Ord. 2006-24, 9/5/06; Ord. 2005-19, 6/21/05; Ord. 2005-09, 4/12/05) 
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Tooele County 
Water Use and Preservation 

General Plan Element 

2026 

 

Introduction and Background: 

The Utah State Legislature updated the state code regarding general plans (S.B. 110 

(2022), S.B. 76 (2023)) and now requires all counties to include a Water Use and 

Preservation Element in their general plans. This legislation mandates 10 items, or 

resources, that must be addressed in the water use element. This document serves to 

consolidate resources and information regarding the county’s water use and water 

conservation into one place. Tooele County began the process of drafting the Water Use 

and Preservation Element in 2025.  

This Water Use Element is a component of the county’s general plan. According to state 

code, a general plan is an advisory document that establishes a vision, influences growth, 

justifies ordinances, protects private property rights, and anticipates capital 

improvements. This Element summarizes conservation resources and techniques, and 

presents County-wide water use trends to inform land use decisions. The goal of the 

Water Use Element is to ensure that land use planning considers water availability and to 

promote collaboration that supports reliable water for all users now and in the future. 

While this Element focuses on unincorporated areas, county wide datasets are used where 

they best represent regional conditions. The Element is organized into the following 

sections: Water Resources, Agricultural Protection, and Drinking Water. Within these 

sections, similar concepts are grouped by desired outcomes. 

Water Resources 

Desired Outcome: Develop a Water Budget for County Water Uses 

The water budget illustrates the effect of permitted development and development 

patterns on water demand and water infrastructure. It can be established by two 

components: 1) the difference between supply and demand, and 2) the estimated water 

usage by land use type. This method helps inform future water planning by determining 
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how new development will impact the existing supply. This approach supports future 

development decisions that align with available supply.  

Historical Water Usage and Growth 

 With a recent annual growth rate of 2.5% and a total increase of growth of 40% over 

the last 15 years, Tooele County is the fastest growing county in the state of Utah by 

percent of population. The graph below shows the increasing population and number of 

retail water use connections served by public water systems in Tooele County as 

reported to the Division of Water Rights. 

 

Figure 1: Recent Growth Trends in Tooele County 

Similarly, water production from sources and retail use from public water systems have 

also been increasing over the last few years, which is illustrated by the graphs below. 

Retail water use reflects the volume of water reported to be billed to customers, 

whereas source water production refers to the total volume of water produced. The data 

also indicates a sufficient gap or buffer between retail use and source production.  
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Figure 2: Recent Water Production and Retail Use from Public Water Systems 

in Tooele County 

Additional information on historical water usage by land use type is summarized in the 

following sections.  

Water Usage by Land Use Type 

Overview of Land Use Trends 

Land use trends were analyzed using Utah Geospatial Resource Center (UGRC) Water-

Related Land Use data. This data was overlaid on public water system boundaries to 

estimate existing and future water use.  

Between 2017 and 2023, within public water system boundaries: 

• Land designated for agricultural use increased by about 4,700 acres (31%). 

• Urban land increased by about 200 acres (1.4%). 

• Other land uses decreased by about 6,500 acres (42%). 

It is important to note: 
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• UGRC data utilizes field checks, but agricultural designation does not necessarily 

indicate active cultivation. 

• Approximately 1.56 million acres (33% of the County) are used for military 

purposes. 

Table 1 summarizes the changes in land use in Tooele County areas served by public 

water systems between 2017 and 2023. Figures 3 through 5 illustrate water related land 

use county-wide, water related land use near major municipalities, and military areas.  

Table 1: Land Use Trends in Tooele County Within Public Water System Boundaries 

Land Use Type 2017 (ac) 2023 (ac) 

Urban 15,156 15,377 

Agricultural 15,298 20,011 

Other 15,262 8,896 
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Figure 3: County-wide Water Related Land Use Data 
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     Figure 4: Water Related Land Use Data within Major Municipalities 
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Figure 5: Military Areas in Tooele County 

 

Table 2 summarizes trends in water usage per acre from 2017 to 2024 and is followed 

by additional information on urban and agricultural water usage.  

Table 2: Water Usage per Acre Trends in Tooele County 

Land Use 2017 2023 2024 

Urban (ac-ft/ac) 0.96 0.92 1.11 

Agricultural (ac-ft/irr-

ac) 

1.93 2.50 N/A1 

1. No Water Related Land Use data available. 
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Urban Water Use 

Urban development generally uses less water per acre than agriculture; however, 

population growth may increase overall drinking water demand and may require 

additional supply or conservation measures in the future. Urban water demand per acre 

for the areas served by public water systems was estimated using UGRC Land Use Data 

and reported usage from the Division of Water Rights.  

Key Trends: 

• Urban water use per acre shows a slight downward trend from 2017 to 2024, 

despite occasional spikes (see Figure 2 and Table 2). 

• Indoor water demand will rise as population grows, even if overall per-acre use 

declines. 

• Figure 6 illustrates the large difference in water use between agriculture and 

urban areas in Tooele County. 

Planning Implications: 

• Drinking water supply should prioritize indoor use and limit outdoor watering. 

• Conservation strategies will be critical to sustain supply. 

A summary of drinking water supply is provided in the “Drinking Water” section of this 

Element. 

 

Agricultural Water Use 

Agriculture typically consumes more water per acre than urban development. This 

means: 

• When agricultural land converts to urban uses, overall water demand usually 

decreases. 

• If agricultural land or irrigation increases, total water demand rises significantly.  

Because actual county-wide agricultural water use data is not readily available, estimates 

for total usage and usage per acre were developed using published crop water needs 

(Hill, 2011, https://waterrights.utah.gov/docImport/0545/05452313.pdf) and UGRC crop-

type mapping. These estimates are intended to show relative scale, not exact numbers. 

Trends for 2017 through 2023 are shown in Table 2. 
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Key Trends: 

• Figure 6 illustrates the relative difference in water use between agriculture and 

urban areas in Tooele County. 

• Agricultural water use appears to have increased from 80,000 ac-ft/year in 2017 

to about 100,000 ac-ft/year in 2023 (see Figure 6). 

• This increase occurred even though mapped actively farmed land decreased by 

roughly 1,200 acres. This increase is attributed to higher irrigation per acre based 

on the UGRC crop-type data and published crop water needs. 

• These values are calculated estimates, not direct metering.  

• Previous groundwater studies (Utah DWRi, 1996; Stolp, 2009) estimated annual 

Tooele Valley basin recharge/discharge at 60,000–80,000 ac-ft, suggesting the 

calculated agricultural usage may be high. 

• Figure 6 should be viewed as illustrating relative magnitude, not exact usage.  

Planning Implications: 

• Agricultural demand will remain a major driver of water use. 

• An increase in agricultural land will likely result in significantly increased irrigation 

demands.  

• Efficiency improvements and crop selection strategies could help reduce 

irrigation needs.  

• Additional discussion on agricultural protection is included in the “Agricultural 

Protection” section of this element. 
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Figure 6: Urban and Agricultural Water Use Trends 

 

 

 

Other Land Uses 

Military land accounts for about 33% of Tooele County’s area. Changes in activity may 

affect future demand. The County will continue collaborating with military land users 

and planners to be aware of future planning.  

 

Future Planning Considerations 

• Current public water system data indicates supply has met recent demand. 

Continued growth may increase pressure on supply. 

• Additional studies may be needed to evaluate long-term water availability and 

impacts of development. 

• Conservation efforts could be prioritized to reduce future demand. Strategies for 

reducing existing and future water demands are discussed in the following 

sections. 

 

Desired Outcome: Reducing Water Demand and Per Capita Water Use for 
Existing Development 

Tooele County residents have several opportunities to contribute to water conservation 

goals. A population that is well-educated on efficient water-use habits and practices is 

paramount to reducing future demand. Programs such as Utah Water Savers and Slow 

The Flow provide information on conservation practices. Some residents may be eligible 

for incentives for employing these practices. Incentive programs include but are not 

limited to the following: 

• Waterwise landscaping incentives of up to $3/sq-ft for removing grass and 

replacing it with waterwise landscaping for residents in Tooele City. 

• Receiving up to $100 for the installation of WaterSense smart controllers 
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• Receiving up to $150 for replacing old toilets with WaterSense toilets 

More information can be found under the following links: 

https://www.utahwatersavers.com/ 

https://slowtheflow.org/ 

 

The Utah Regional Municipal and Industrial (M&I) Water Conservation Goals Report (HAL, 

Bowen Collins & Associates, 2019, https://conservewater.utah.gov/wp-

content/uploads/2021/05/Regional-Water-Conservation-Goals-Report-Final.pdf) also 

provides recommendations specifically for reducing indoor water use with the following 

examples: 

• Conversion, or new installation of fixtures (toilets, faucets, shower heads) 

• Conversion, or new installation of appliances (washing machines, dishwashers) to 

models with higher efficiency 

• Identifying and repairing indoor leaks 

• Changing indoor water use habits 

While the above programs are aimed at residential water users, agricultural users can 

significantly contribute to reducing water demands. Efficiency estimates by Utah State 

University show that: 

• Drip and sub-surface irrigation methods can achieve efficiencies in the 90% 

range. 

• Sprinklers and flood irrigation can have efficiencies as low as 70% and 50% 

respectively.  

The County encourages drip or sub-surface irrigation where feasible to improve 

efficiency.  

 

Desired Outcome: Reducing Water Demand and Per Capita Water Use for 
Future Development 

Recommended Policy and Ordinance Changes 

Future water demands are best reduced through changes in ordinances. The County can 

influence future demand through policies and ordinances that encourage efficient use 

and discourage waste. The following are recommendations of ways that Tooele County 
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can change their current policy to encourage water savings, with a recommended 

timeline in Table 3: 

• Limit lawn or turf in County-managed landscapes, including in park strips. The 

County could also implement this outside of County-managed areas by updating 

land-use regulations for new developments and encouraging turfgrass 

conversion in existing developments. 

• Promote site-specific landscape design in new developments that decreases 

stormwater runoff or utilizes runoff water for irrigation.  

• Regulate ponds, pools and other features that promote unnecessary water 

evaporation, both in existing and future development. 

• Promote efficient irrigation systems such as drip and smart irrigation systems that 

provide the optimal amount of water.  

• Consider low water use landscaping standards for new commercial, industrial, 

institutional, or multifamily housing developments.  

 

Table 3: Implementation Timeline for Recommended Ordinances 

Recommended Ordinance Recommended 

Timeline 

Description/Benefit 

Updated land-use regulations 

in County managed areas 

2030 Reduction in lawn & turf areas in 

county parks reduces irrigation 

demand. 

Efficient Irrigation Systems 2030 More efficient irrigation systems will 

reduce wasteful outdoor watering. 

Evaporation Control 2035 Evaporation control measures will 

significantly reduce water loss from 

pools and ponds, particularly during 

the summer months. 

Site-specific Landscaping 2035 Consider requiring new development 

to submit water-wise landscaping 

concepts to minimize future water 

demands. 

 

Salt Lake County’s water conservation web resources and interactive maps that provide 

information on water districts and water savings programs represent regional best 

practices (https://www.saltlakecounty.gov/regional-development/Environmental-
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Sustainability/water/). It is recommended that Tooele County explore creating a similar 

public-facing website. 

Desired Outcome: Reducing and Eliminating Wasteful Water Practices by 

modifications to Local Government Operations 

Water conservation starts from within. The County can reduce consumption and 

demonstrate best practices through operations. Examples of some modifications that 

can be made to Tooele County’s operations included but are not limited to: 

• Track and evaluate County facility water use 

• Optimize irrigation schedules, including considering beginning irrigation later in 

the year and stopping earlier 

• Conduct routine irrigation system checks for leaks and inefficiency 

• Use mechanical sweeping (brooms and leaf blowers) instead of hose washing to 

clean sidewalks and driveways where feasible 

• Install smart sprinkler systems in county parks and green areas and adjust 

irrigation based on weather conditions.  

Salt Lake County’s “flip the strip” initiative, which aims to reduce water use by 

retrofitting park strips and replacing the turfgrass with water-wise landscaping, 

demonstrates landscape conversion at scale. The County could evaluate similar 

opportunities within County facilities. 

 

Desired Outcome: Minimizing the Impact on the Great Salt Lake 

The Great Salt Lake is a large body of water that is both economically and 

environmentally critical to the state of Utah and the broader region. Conserving its 

ecosystem and ensuring long-term sustainability is a priority. Declining lake levels pose 

environmental and economic risks. Tooele County lies entirely within the Great Salt Lake 

Watershed, meaning that any water that is diverted or wasted, especially through 

inefficient irrigation practices, reduces the flows that ultimately reach the Great Salt 

Lake. Tooele County can actively participate in the preservation of the Great Salt Lake by 

implementing the water-saving strategies recommended in this Water Use Element. 

Tooele County recognizes the importance of reducing water uses that have demands 

and are ultimately more impactful to Great Salt Lake. These high demands are often 
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associated with outdoor water usage and strategies focused on reducing outdoor 

demands will be a point of emphasis.  

Desired Outcome: Achieving Regional Water Conservation Goals through 
the General Plan Water Element 

The Utah Regional Municipal and Industrial (M&I) Water Conservation Goals Report 

presents a collection of regional goals and practices for residential, commercial, 

institutional, and industrial water use. This report is to guide the state’s water industry in 

planning future infrastructure, policies, and programs consistent with Utah’s semi-arid 

climate and growing demand. Achieving these goals will require effort and participation 

from the County, the public water suppliers, and the residents of Tooele County.  

According to the Utah’s Regional M&I Water Conservation Goals report, Tooele County 

is located in the Salt Lake Region. This region’s goal is to reduce water use per capita to 

187 gallons per day (gpd) by 2030 and to 178 gpd by 2040. The graph below illustrates 

recent water uses per capita in Tooele County. 

 

 

Figure 7: Water Use per Capita in Tooele County from 2017-2024 

 

Current trends indicate Tooele County is on course to meet the regional water 

conservation goals set for 2030 and 2040. Implementing the conservation measures 
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recommended in this Element will help to reduce outdoor and indoor water use and 

ensure that future conservation goals are met on a consistent basis. 

Communities that need to adopt water conservation plans: 

The Water Conservation Act requires each water conservancy district and public water 

system with over 500 connections to submit an updated water conservation plan every 

five (5) years. Based on these criteria, the water systems within Tooele County that are 

required to submit water conservation plans are listed in the table below. Although the 

military areas in Tooele County are not required to submit a water conservation plan per 

the Water Conservation Act, the County aims to include these areas in future 

coordination and conservation efforts. 

Table 4: Communities that require Water Conservation Plans 

Water System Name Latest Water Conservation Plan Submittal 

Grantsville City Corporation 2022 

Oquirrh Mountain Water Company N/A1 

Stansbury Park Improvement District 2022 

Tooele City Water Special Service District 2021 
1. Oquirrh Mountain Water Company recorded more than 500 connections for the first time in 2021 and is now required to 

adopt a water conservation plan. 
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Agricultural Protection 

Agriculture is a significant land use in Tooele County. In 2017, land use data from UGRC 

indicated that about 41,000 acres were designated for agricultural use while in 2023, 

that number rose to about 62,000 acres. This trend is contrary to other counties in Utah, 

and the mapping designation does not mean that the land was used for agriculture. 

Data analysis indicates the number of irrigated acres decreased slightly from 2017 to 

2023. 

Desired Outcome: Protecting Agricultural Areas and Facilitating 
Agricultural Easements 

Tooele County supports the preservation of agricultural areas. Currently, there are about 

4,300 acres under protection and the County will consider additional proposals for 

protection areas. According to Tooele County code (4-6-6), agricultural protection areas 

must be located in an agricultural or multi-use zone district and consist of at least 100 

contiguous acres. Proposals to create agricultural protection areas can be filed with the 

Community Development Department. Figure 8 shows the existing areas under 

protection, most of which are around Erda. Table 5 also shows the landowners of the 

respective protected areas. 

168 of 180



 
18 

 

 

Figure 8: Agricultural Protection Areas in Tooele County 
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Table 5: Agricultural Protection Area Landowners 

 

 

 

 

 

 

 

 

 

In addition to providing opportunities to put land under agricultural protection, Tooele 

County also provides agricultural conservation easements, as shown in Figure 9.  Tooele 

County is exploring potential uses for taxes collected through the Greenbelt Rollback tax 

program. 

 

 

 

Landowner Acres 

Droubay Farms 296 

Fassio Egg Farms 206 

LDS Church - Erda 1,134 

Richards, Flint & Sandy 98 

Russell & Norris Families 59 

Walters Ranch 950 

Walter's Ranch LLC 663 

Warr & Wrathall Families 14 

Warr Family 697 

Weyland, Dellis A 70 

Wheeler Family 39 

Woodland, Bunn, Kartchner 81 

Total 4,307 
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Figure 9: Conservation Easements Areas in Tooele County 
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Desired Outcome: Identifying Irrigation/Canal Companies with Delivery 
Systems within the County 

Tooele County supports protection of irrigation and canal facilities on public lands and 

encourages management practices that prioritize efficiency and conservation. The table 

below provides a contact list of irrigation and canal companies within Tooele County. 

Table 6: Tooele County Irrigation and Canal Companies - Contact Information  

Company Address Phone Main Contact 

Erda Mobile Estates Water 

District1 

4455 North Skyline 

Circle, Erda, 84074 
435-882-7431 Bernadine Robinson 

E.T. Irrigating Canal 

Company 

4700 W Daybreak 

Parkway 
435-730-3518 Julie LeFevre 

Grantsville Irrigation 

Company 

42 North Taylor Road, 

Grantsville, 84029 

 

435-884-3451 

 

Bodee Paulick 

 

Hickman Creek Irrigation 

Company 

18 N Johnson St, 

Stockton, 84071 

 

435-882-2155 William J. Hogan 

Lincoln Culinary Water 

Corp 

1870 Walker Lane, 

Lincoln, 84074 

 

801-870-7669 Gary Walker 

Lower Clover Irrigation 

Company1 

365 W Utah Avenue, 

Tooele, 84074 

435-840-2118 Mark Warburton 

Middle Canyon Irrigation 

Company1 

412 E 500 N, Tooele, 

84074 
435-843-9630 William Madole 

Ophir Canyon Water 

Association1 

14572 South 790 West, 

Bluffdale, 84065 

801-756-5123  Walt Shuvert 

Settlement Canyon 

Irrigation Company1 

261 Julie Ann Court, 

Tooele, 84074 

435-833-9606 Kristin West 

Soldier Canyon Water 

Company 

18 N Johnson St, 

Stockton, 84071 
435-882-2922 Ruth Sweat 

St. John Irrigation 

Company1 

681 West 200 South, 

Tooele, 84074 

435-837-2169 Janet Wyman 

Terra Water Corporation1 49 Columbine LNPOB 

185, Dugway, 84022 

435-837-2328 Andre DeCarlo 

Upper Clover Irrigation 

Company1 

166 Johnson Lane, 

Rush Valley, 84069 
435-830-8361 Geneil Russell 

Vernon Irrigation 

Company 

20 N Main St, Vernon, 

84080 
435-839-3407 Jalynn Livingston 

1. Some company status information is pending; the County will update contacts as verified. 
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The County requires applicants for new developments to coordinate with affected 

irrigation and canal companies to protect their facilities. Figure 10 and Figure 11 show 

mapping of the locations and service areas of irrigation and canal companies in Tooele 

County. Mapping of the canal systems is available from the Utah Division of Water 

Rights on the Canal Safety Program and Canal Inventory website at 

https://waterrights.utah.gov/canalinfo/. Service areas and associated water rights for 

several canal companies are displayed in Table 7. 

 

Figure 10: Irrigation/Canal Companies and Service Areas in Tooele County 
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Figure 11: Irrigation/Canal Companies and Service Areas in Tooele County 
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Table 7: Service Areas and Water Rights of Irrigation/Canal Companies in Tooele 

County 

Company Service Area (Acres) Water Rights 

Grantsville Irrigation Co. 1,459 15-284, 15-502, 15-625 

Harker Creek Irrigation Co. 1,086 15-2264 

Vernon Irrigation Co. 1,978 

15-1 to 15-3, 15-93, 15-2237, 15-

2287 

Lincoln Culinary Water Corp. 13 15-298, 15-1653, 15-2307 

Soldier Canyon Water Co. 1,916 15-7 

 

Desired Outcome: Establishing Water-Efficient Irrigation Practices on 
Farms and within Irrigation Water Delivery Systems 

The Agricultural Water Optimization Program (Agricultural Water Optimization Program 

| Utah Department of Agriculture and Food) is a program run by the Utah Department 

of Agriculture and Food whose goal is to optimize the use of water resources while 

maintaining viable agriculture. This is accomplished by reducing water use and 

inefficient irrigation processes. The program provides funding to agricultural entities for 

upgrading their infrastructure and practices. Program reports provide case studies of 

completed projects that may inform local practices.  

Some examples of the strategies to promote agricultural efficiency are as follows: 

• Irrigation System Conversions 

• Data-Based Irrigation Scheduling 

• Irrigation Automation 

• Variable Rate Irrigation 

• Low Elevation Spray Application/Low Energy Precision Application for Center 

Pivots 

• Deficit Irrigation 

• Tillage to Control Runoff 

• Conservation Tillage (No-Till & Strip-Till) 

Desired Outcome: Coordinate with Cities to Protect the Delivery Systems’ 
Integrity and Public Health: 
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The General Plan Draft Water Element was presented at public meetings. Irrigation and 

canal companies were invited to attend public meetings and review and comment on 

the draft element.  
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Drinking Water 

There are 18 public drinking water systems within Tooele County. The table below shows 

the source capacity in gallons per minute (gpm) and storage capacity in gallons (gal) for 

each drinking water system based on data provided by the Utah Department of 

Environmental Quality (https://waterlink.utah.gov/). 

Table 8: Drinking Water Source and Storage Capacity 

Water System Source Capacity  

(gpm) 

Storage 

Capacity  

(gallons) 

Dugway Proving Grounds/Carr Facility 610 366,600 

Dugway Proving Grounds/ Ditto Tech 

Center 

547 567,800 

Dugway Proving Grounds/ English Village 2,550 1,200,000 

Erda Acres Water Company 1,175 1,100,000 

Grantsville City Corporation 6,420 5,925,000 

Last Chance Ski Ranch 11 8,000 

Lincoln Culinary Water 722 407,000 

Ophir Water Association 99 120,000 

Oquirrh Mountain Water Company 1,515 3,022,500 

Oquirrh Point Improvement District 141 350,000 

Silver Spurs Water Company 200 260,000 

South Rim Water System 1,200 500,000 

Stansbury Park Improvement District 9,883 6,100,000 

Stockton Municipal Water System 664 1,266,156 

Tooele Army Depot (North) 1,125 2,341,534 

Tooele Army Depot (South) 975 1,000,000 

Tooele City Water Special Service District 13,840 15,000,000 

Vernon Water Works 55 150,000 

Wendover Municipal Water System 565 1,093,228 

Total 43,000  40,778,000  

 

Desired Outcome: Diversifying Water Supply   

Water providers in Tooele County currently utilize wells, springs, and surface water to 

serve drinking water and irrigation needs. Diversifying supply sources can reduce 

reliance on single-source systems and improve resilience to drought, infrastructure 

outages, and climate variability. Diversification also helps alleviate pressure on 

underground aquifers, which are increasingly at risk of depletion due to over pumping 
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and insufficient recharge. The County supports provider-led diversification and 

conservation initiatives that protect groundwater reserves while meeting demand. 

 

Desired Outcome: Consider the Benefits of Regionalization   

Regionalization is sometimes understood as consolidating water systems under one 

entity. Cooperation can take many forms, including simple measures that improve 

reliability without changing governance. The County recommends public water suppliers 

consider emergency interconnections between systems. Emergency interconnections 

allow independent water systems to share water temporarily during shortages or 

emergencies. This approach improves emergency resilience while preserving each 

system’s autonomy. 

Several past studies have addressed regional water and sewer planning. While sewer is 

outside the scope of this Water Use Element, these resources included projections for 

future water needs and may offer useful context for future coordination: 

• Tooele Central Valley Water and Sanitary Sewer Regionalization Study (HAL, 

2018) 

• Wastewater Regionalization Plan for Northern Tooele Valley (HAL, 2017) 

• Tooele County Septic System Density Study (HAL, 2016) 

 

Desired Outcome: Consultation with Community Water Systems within 
Unincorporated Areas of the County 

The General Plan Draft Water Element was presented at public meetings. 

Representatives of public drinking water systems were invited to attend public meetings 

and review and comment on the draft element. 
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