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City Recorder’s Office 

Department Tooele City Council and Redevelopment Agency (RDA) of Tooele City 

 

PUBLIC NOTICE 

 

Notice is hereby given that the Tooele City Council and the Redevelopment Agency (RDA) of Tooele City will 

meet in a Work Meeting on Wednesday, June 3, 2026 at 5:30 p.m.  The meeting will be held in the Tooele City 

Hall Council Chambers, located at 90 North Main Street, Tooele, Utah. The complete public notice is posted on 

the Utah Public Notice Website www.utah.gov, the Tooele City Website www.tooelecity.gov, and at Tooele City 

Hall. To request a copy of the public notice or for additional inquiries please contact Shilo Baker, City Recorder 

at (435)843-2111 or shilob@tooelecity.gov.  

 
Tooele City public meetings may be recorded and transcribed for documentation and quality assurance purposes.  By 

attending this meeting, you consent to being recorded.  If you do not consent, we encourage you to join the City Council 

meeting electronically by visiting the Tooele City YouTube Channel, at https://www.youtube.com/@tooelecity or by going 

to YouTube.com and searching “Tooele City Channel”. 

 

AGENDA 

 

 

1. Open City Council Meeting 

2. Roll Call 

3. Mayor’s Report 

4. Council Members’ Report  

5. Discussion Items 

a. Fraud Risk Assessment 

Presented by Shannan Wimmer, Finance Director 

b. Budget Discussion 

Presented by Shannan Wimmer, Finance Director 

 

c. Discussion on Recently Enacted Utah Code 10-3-702.1: Regulatory Impacts on Families 

Presented by Matthew Johnson, City Attorney 

 

d. Discussion on a Proposed Text Amendment to Tooele City Code 7-11a-17. Design 

Standards: Walls and Fences, Regarding an Exception to the Current Fencing 

Requirements when a New Multi-Family Residential Project is Constructed Adjacent to an 

Existing Single-Family Residential Development Where Fencing Has Already Been 

Installed 

Presented by Anna Anglin, City Planner 

 

e. Discussion on Proposed Amendments to Tooele City Code 7-16a-3, Residential Special 

Districts Eligibility and Size, Regarding the Minimum Land Requirements Necessary to 

Qualify for a Commercial Special District 

Presented by Anna Anglin, City Planner 

http://www.tooelecity.gov/
http://www.utah.gov/
http://www.tooelecity.gov/
mailto:shilob@tooelecity.gov
https://www.youtube.com/@tooelecity
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f. Discussion on a Proposed Text Amendment to Tooele City Code 7-16b-6: Landscaping 

Standards, Regarding Minimum Landscaping Requirements in the Heavy Industrial 

Sections of the Tooele City Business Park 

Presented by Anna Anglin, City Planner 

 

6. Closed Meeting 

~ Litigation, Property Acquisition, and/or Personnel 

7. Adjourn 

 __________________________ 

Shilo Baker, Tooele City Recorder 

 

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations should notify Shilo 

Baker, Tooele City Recorder, at (435)843-2111 or shilob@tooelecity.gov, prior to the meeting. 

http://www.tooelecity.gov/
mailto:shilob@tooelecity.gov


  



Utah Code

Page 1

Effective 5/6/2026
10-3-702.1 Family impact consideration before enacting ordinance.
(1) Except for an ordinance enacted in response to an emergency, the governing body shall,

before passing an ordinance under Section 10-3-702, consider the impact the proposed
ordinance may have on family health, stability, and formation.

(2) Failure to comply with Subsection (1) does not:
(a) invalidate an ordinance enacted by the governing body; or
(b) create a cause of action against the municipality or the governing body.

Enacted by Chapter 146, 2026 General Session



 

 
Amusement Facilities  App. # P20-833 
City Code Text Amendment Request 1  

Community Development Department 
 

STAFF REPORT 
May 7, 2026

 
To: Tooele City Planning Commission 

Business Date:  May 13, 2026 
 
From: Planning Division 

Community Development Department 
 
Prepared By: Andrew Aagard, Community Development Director 
 
Re: Multi-Family Residential Fencing Requirements – City Code Text Amendment Request 
 

Applicant: Brett Lovell 
Request: Request for approval of a City Code Text Amendment regarding establishing a 

method to obtaining an exception to the fencing requirements as found in Tooele 
City Code 7-11a-17. Design Standards: Walls and Fences.   

 
BACKGROUND 
 
The applicant has submitted this ordinance amendment application and is requesting that the City consider 
amending the ordinance to reflect the language provided by the applicant.  The applicant represents Ledger 
Cove located at approximately 400 West 1000 North.  Phase 1 is currently under construction and is located 
immediately west of the Phase 5 of the Providence at Overlake Subdivision, a single-family residential 
development.   
 
When multi-family residential developments occur adjacent to single-family residential developments the 
ordinance requires that the developer of the multi-family development install 6 foot solid fencing with “columns 
or piers” spaced at 8’ to 10’ intervals throughout the length of the fencing.  Ledger Cove went through the site 
plan design review process and their plans demonstrated that along the eastern edge of Phase 1 that they would 
be installing a 6 foot vinyl fence with columns spaced at equidistant locations throughout the length of the 
fencing.   
 
After construction began the applicant quickly discovered that many property owners in the Providence Phase 5 
Subdivision have already installed their own fencing along their rear property lines and are resistant to having 
their fences removed in favor of the fence required for the development.  The ordinance, as it is currently 
constituted, does not provide any mechanism whereby the City can appropriately address these “fence within a 
fence” situations that come to light from time to time.  The applicant has provided a proposed ordinance 
amendment to provide a process for a fencing exception or deviation.   
 
ANALYSIS 
 
City Staff have analyzed the request of the applicant and do find that the applicant’s reasoning is sound.  The 
ordinance as it is currently constituted would create a “fence within a fence” which results in two fences being 
close together leaving a space in between that can be very difficult to maintain.  Garbage, nuisance trees, weeds 
and more can collect in between these fences and create a nuisance.  The fencing standards as they are currently 
written may also result in inconsistent design with patches of different fencing materials and doesn’t result in a 
cohesive uniform design.  The ordinance as it is currently written doesn’t provide any language as to how to 
deal with existing fences when the fencing requirement is triggered by new development.   
 
 
 



 

 
Amusement Facilities  App. # P20-833 
City Code Text Amendment Request 2  

Ordinances Affected.  TCC 7-11a-17. Design Standards: Walls and Fences. 
 
The proposed amendment will add language to Paragraph 4 of the Walls and Fences ordinance section and shall 
do the following:  
 

1. Provide a method where an exception may be granted by the City Council relieving the applicant 
of installing the vertical columns or piers.   

2. Sets criteria where an exception may be granted involving:  
a. The subject property line has fencing that has already been installed previously by 

adjacent property owners.  
b. The fencing is not visible from major public roadways.   
c. The proposed fencing is consistent with the City’s development standards and the 

standards of the surrounding development.  
d. The modification creates a more cohesive and uniform appearance incorporating adjacent 

fencing.  
e. Demonstrates that the addition of columns or piers would create conflict with adjacent 

fencing.  
f. Approval of such exception shall be by the City Council.   

 
Staff Edits.  Staff has made two minor edits to the language proposed by the applicant.   
 

1. Staff would prefer that the Planning Commission be granted the authority to hear and grant the 
exception rather than the City Council.  This is an administrative role that should be born by the 
Planning Commission.   

2. Add “Transportation Master Plan” as the determining authority of what is a major arterial or 
collector road.     

 
Criteria For Approval.  The criteria for review and potential approval of a City Code Text Amendment request 
is found in Sections 7-1A-7 of the Tooele City Code.  This section depicts the standard of review for such 
requests as: 

 
(1) No amendment to the Zoning Ordinance or Zoning Districts Map may be recommended by the 

Planning Commission or approved by the City Council unless such amendment or conditions 
thereto are consistent with the General Plan.  In considering a Zoning Ordinance or Zoning 
Districts Map amendment, the applicant shall identify, and the City Staff, Planning 
Commission, and City Council may consider, the following factors, among others: 
(a) The effect of the proposed amendment on the character of the surrounding area. 
(b) Consistency with the goals and policies of the General Plan and the General Plan 

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

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

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

uses or proposed uses for adjoining and nearby properties. 
(f) The overall community benefit of the proposed amendment. 

REVIEWS 
 
Planning Division Review.   The Tooele City Planning Division has completed their review of the City Code 
Text Amendment request and has issued the following comment: 
 

1. This ordinance amendment request is sound.  We have encountered this issue before with other 
developments and have resulted in the construction of a fence within a fence.  Having a mechanism in 
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the code to provide an exception if the request meets minimum criteria will be very beneficial.   
 
Engineering and Public Works Review.   The Tooele City Engineering Division and Public Works Department 
has completed their review of the City Code Text Amendment request and has issued the following comment: 
 

1. No comments from the City Engineer or the Public Works Department.  
 
Noticing.  The City staff have issued appropriate public notice as required in the City and State Codes. 
 
STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission carefully weigh this request for a City Code Text Amendment 
according to the appropriate tenets of the Utah State Code and the Tooele City Code, particularly Section 7-1A-
7(1) and render a decision in the best interest of the community with any conditions deemed appropriate and 
based on specific findings to address the necessary criteria for making such decisions. 
 
Potential topics for findings that the Commission should consider in rendering a decision: 
 

1. The effect the text amendment may have on potential applications regarding the character of 
the surrounding areas. 

2. The degree to which the proposed text amendment may effect a potential application’s 
consistency with the intent, goals, and objectives of any applicable master plan. 

3. The degree to which the proposed text amendment may effect a potential application’s 
consistency with the intent, goals, and objectives of the Tooele City General Plan. 

4. The degree to which the proposed text amendment is consistent with the requirements and 
provisions of the Tooele City Code. 

5. The suitability of the proposed text amendment on properties which may utilize its provisions 
for potential development applications.  

6. The degree to which the proposed text amendment may effect an application’s impact on the 
health, safety, and general welfare of the general public or the residents of adjacent properties. 

7. The degree to which the proposed text amendment may effect an application’s impact on the 
general aesthetic and physical development of the area. 

8. The degree to which the proposed text amendment may effect the uses or potential uses for 
adjoining and nearby properties. 

9. The overall community benefit of the proposed amendment. 
10. Other findings the Commission deems appropriate to base their decision upon for the proposed 

application. 
 

MODEL MOTIONS  
 
Sample Motion for a Positive Recommendation – “I move we forward a positive recommendation to the City 
Council for the proposed ordinance amendments to Tooele City Code 7-11a-17. Design Standards: Walls and 
Fences, regarding multi-family residential fencing standards when required adjacent to existing fencing of 
another development, based on the following findings:” 
 

1. List findings … 
 
Sample Motion for a Negative Recommendation – “I move we forward a negative recommendation to the City 
Council for the proposed ordinance amendments to Tooele City Code 7-11a-17. Design Standards: Walls and 
Fences, regarding multi-family residential fencing standards when required adjacent to existing fencing of 
another development, based on the following findings:” 
 

1. List findings … 



 

 

EXHIBIT A 
 

PROPOSED AMENDMENTS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Current Ordinance 
 
7-11a-17. Design Standards: Walls and Fences. 
(1) The Project perimeter property line shall be fenced, except for the portions of the 
Project that abut a public street. 
 
(2) Perimeter fencing shall utilize colors and design similar to those utilized for buildings. 
 
(3) Allowed fencing materials include natural or cultured stone masonry, brick masonry, 
split-faced block masonry, decorative pre-case concrete panel, stucco, vinyl, and other 
similar materials. 
 
(4) All perimeter fences shall have vertical sections, such as columns or piers, spaced 
at regular intervals (i.e., between eight and ten feet apart). 
 
(5) Prohibited fencing materials include chain link, barbed wire and other wire materials, 
wood, and cinder block masonry, except where covered by stucco or brick masonry. 
 
(6) Sight-obscuring privacy fencing shall be provided along Project boundaries abutting 
properties zoned for or developed with non-multi-family uses. All other Project 
boundaries, when proposed for fencing, shall be fenced with minimally sight-obscuring 
fencing, such as split rail fencing, that creates an open and inviting atmosphere with 
openings that permit access from adjacent streets. 
 
(7) Examples of allowed fencing materials and vertical sections are shown in Photo 
Group 10. 
 

Proposed Amendments by Applicant (shown in Blue) 
(4) All perimeter fences shall have vertical sections, such as columns or piers, spaced 
at regular intervals (i.e., between eight and ten feet apart). 

a. Exception for Existing Adjacent Fencing.  In limited and specific 
circumstances, the City Council may approve a deviation from, including the 
modification or elimination of, the required vertical sections (columns or piers) 
where all of the following conditions are met:  

I. The subject property line is adjacent to a parcel where fencing has 
already been installed by the adjacent property owner prior to 
development of the project.  

II. The proposed fending is not visible from major arterial or collector 
roadways, as determined by the City.  

III. The proposed fencing material, color, and overall design are consistent 
with the standards outlined in this section and compatible with 
surrounding development. 

https://www.tooelecity.gov/#collapse37139b18


IV. The modification results in a cohesive and compatible appearance with 
the existing adjacent fencing. 

V. The applicant demonstrates that the installation of required columns or 
piers would create unnecessary redundancy or conflict with the existing 
adjacent fencing. 

VI. Approval of such exception shall require formal review and approval by 
the City Council.   

 

Proposed Amendments Including Staff Suggestions (Shown 
in Green) 
(4) All perimeter fences shall have vertical sections, such as columns or piers, spaced 
at regular intervals (i.e., between eight and ten feet apart). 

a. Exception for Existing Adjacent Fencing.  In limited and specific 
circumstances, the City Council Planning Commission may approve a deviation 
from, including the modification or elimination of, the required vertical sections 
(columns or piers) where all of the following conditions are met:  

I. The subject property line is adjacent to a parcel where fencing has 
already been installed by the adjacent property owner prior to 
development of the project.  

II. The proposed fending is not visible from major arterial or collector 
roadways, as determined by the City’s Transportation Master Plan.  

III. The proposed fencing material, color, and overall design are consistent 
with the standards outlined in this section and compatible with 
surrounding development. 

IV. The modification results in a cohesive and compatible appearance with 
the existing adjacent fencing. 

V. The applicant demonstrates that the installation of required columns or 
piers would create unnecessary redundancy or conflict with the existing 
adjacent fencing. 

VI. Approval of such exception shall require formal review and approval by 
the City Council Planning Commission.   

 



 

 

EXHIBIT B 
 

APPLICANT SUBMITTED INFORMATION 
 

 
 











 

 
90 North Main Street | Tooele, Utah 84074 

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

Community Development Department 

MEMORANDUM 
 
To: Tooele City Council 

Cc: Mayor Maresa Manzione 

From: Andrew Aagard, AICP, Director  

Date: May 13, 2026 

Re: Ordinance Amendments regarding the minimum qualifications for a CSD. 
 
Subject: 
 
LH Perry Investments has submitted this Ordinance Text Amendment application requesting some specific 
amendments to Tooele City Code Title 7 Chapter 16a, CSD Commercial Special Districts.  Particularly, TCC 7-
16a-3, Residential Special Districts Eligibility and Size.  No, that is not a typo, the CSD ordinance actually 
reads “Residential” and will need to be changed.  The applicant is the owner of three large but 
geographically separate parcels.  There is about 60 acres at 3100 North Main Street, about 36 acres at 600 
West 1000 North and another 51 acres north of the Overlake Golf Course east of the City’s waste water 
treatment facility.  Two of these parcels qualify for a CSD due the parcels being larger than 50 acres.  The 
parcel at 600 West 1000 North does not qualify for a CSD as it is less than the required 50 acres.   
 
The ordinance requires that in order to qualify for a CSD a property must be at least 50 acres and that the 
property must be “contiguous and developable.”  The requirement that the properties be contiguous was 
intentionally included in the language of the code to prevent random pockets of CSD development from 
popping up throughout the City.   
 
The applicant has approximately 147 acres when all three parcels are considered and the text amendment 
they are proposing would permit a CSD to occur on non-contiguous properties if the size of the CSD is larger 
than 125 acres.  The proposed amendment would then permit the applicant to propose a CSD for all three 
of their properties as one development under the same CSD standards.  Otherwise they would be required 
to do separate CSDs for the two properties that qualify and would be prohibited from doing a CSD on the 36 
acre property at 600 West 1000 North.   
 
If this amendment were to be adopted it would then permit the applicant to write a new zoning code for all 
three properties at once.  That would essentially be the biggest change over the code as it is written today.  
Are there any detrimental or positive impacts from this?  None that City Staff can readily identify.  Even if 
the properties were to develop under the same CSD zoning standards they would still be subject to the 
same level of review and scrutiny they would have received if they each had their own CSD.   
 
One point to consider, there aren’t that many commercial properties left in the City that would qualify for 
non-contiguous development remaining in the City of 125 acres or more.  There might be some properties 
large enough in the Tooele City Business Park (TCBP) but these properties are zoned Industrial and Industrial 
zones don’t qualify for a CSD.   
 
It should also be noted that the 51 acre parcel east of the City’s wastewater treatment facility and north of 
the Overlake Golf Course is not zoned Commercial at this time and is included in the Compass Point RSD.  In 
order for a CSD to qualify on this property the Land Use Map would first need to be amended to a 
commercial designation and then the RSD changed to include the CSD as part of a Zoning Map Amendment 
application.  These would need to happen before a CSD can be considered on this property.    

http://www.tooelecity.org/
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Exhibit “A” 
Proposed Text Amendment Language 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.tooelecity.org/


7-16a-3. Residential Commercial Special Districts Eligibility and Size. 
(1) Land Use. Properties identified within an application for a Commercial Special 
District shall first be identified on the Land Use Map of the General Plan and assigned 
to a commercial land use designation. Mixed-use, special use, and industrial land uses 
shall not be considered a commercial land use for the purpose of considering eligibility 
for an CSD. 
 
(2) Size. The minimum size for any application for a Commercial Special District shall 
be 50 acres. All acreage identified for inclusion in an CSD shall be contiguous and 
developable. In the event the proposed size of the CSD is over 125 acres, the CSD 
does not need to be contiguous.  Land identified as having any of the following 
conditions may be included within an CSD but shall not be included in the calculation of 
minimum acreage for CSD eligibility: 
 
(a) slopes prohibiting development; 
 
(b) environmentally sensitive conditions, such as but not limited to drainage channels, 
lakes, or ponds; 
 
(c) preservation designations, such as conservation easements; 
 
(d) publicly owned lands; or 
 
(e) properties previously approved for development under a land use application or 
building permit. 
 
(3) Eligibility. Any application for a Commercial Special District that does not fully 
comply with the requirements of this section shall be considered ineligible for 
consideration as an CSD and denied. 
 

https://www.tooelecity.gov/#collapse37150b3
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Community Development Department 

MEMORANDUM 
 
To: Tooele City Council 

Cc: Mayor Maresa Manzione 

From: Andrew Aagard, AICP, Director  

Date: May 13, 2026 

Re: Ordinance Amendments regarding landscaping requirements in the heavy industrial portions of the 
Tooele City Business Park (TCBP).  
 
Subject: 
 
In October of 2024 Tooele City Staff, under the direction of the City Council at the time, began the process of 
amending the landscaping requirements for the City’s Industrial zoning district.  The Industrial zone is 
classified as heavy industrial and is an area where businesses that generate notable impacts in the form of 
noise, dust, odors, glare, truck traffic and so forth are permitted to operate.  Currently Tooele City has two 
areas where the Industrial zoning is prevalent.  Those areas are the PID Peterson Industrial Depot, west of 
the Union Pacific rail road corridor and south of Utah Avenue and the area surrounding the Bolinder 
properties north of 1000 North and east of SR-112.   
 
The ordinance amendment to the Industrial zone in 2024 removed landscaping requirements for parking 
lots and eliminated the required 15 front yard landscaping requirement.  The amendment also eliminated 
the requirement to landscape the park strip.  In lieu of installing landscaping the ordinance amendment 
required the new developments to provide a disturbed area reclamation plan for all areas disturbed during 
the construction process. This is necessary to mitigate storm water erosion as well as wind erosion and to 
prevent the proliferation of noxious weeds such as Russian Thistle and Goat Heads that will heavily 
germinate if the native soils are disturbed.  This reclamation plan shall include a seed mixture list and an 
establishment plan that will detail how the seed mixture will be applied and how it will be cared for until it 
is established and able to thrive.   
 
Since that time it has come to City Staff’s attention that there is there is one other location in the City where 
heavy industrial uses can occur.  The Tooele City Business Park, for which a new zoning code was written in 
late 2023, also has some heavy industrial zoning limited to the properties immediately adjacent to the 
Union Pacific rail corridor.   
 
The TCBP zone has three distinct “sections.”  Section “A” is adjacent to the residential zones to the east of 
the business park.  Section “A” is limited to commercial uses and has language requiring landscaping and 
architecture to buffer those adjacent residential uses.  Section “B” is located at the central of the business 
park and is considered more of a lighter industrial area.  Staff would like to leave the landscaping 
requirements intact for Section s “A” and “B”.  Section “C” is the property located immediately adjacent to 
the railroad corridor and it is in this district that heavy industrial uses may occur.   
 
The changes to the TCBP zoning district are fairly simple.  Staff is proposing to add a new paragraph to TCC 
7-16b-6. Landscaping Standards.  The new paragraph, paragraph 3 will state that lots in Section “C” are 
exempt from landscaping requirements and are required to provide a disturbed area reclamation plan with 
their site plan approval.  These proposed amendments are very similar to that which has already been done 
for the standard Industrial zoning district.  
 

http://www.tooelecity.org/
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Exhibit “A” 
Proposed Amendments 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.tooelecity.org/


7-16b-6. Landscaping Standards. 
 
(1) Section A (Commercial) Landscaping.  

 
(a) Lots in Section A shall include landscaping on at least 10% of the lot. 

 
(b) For other landscaping standards applicable to Section A, see Chapter 7-16, Table 2, 
Note F1.  

(2) Sections B and C (Lighter Industrial) Landscaping.  

(a) Lots in Sections B and C shall include landscaping on at least 1% of the lot. 

(b) For other landscaping standards applicable to Sections B and C, see Chapter 7-16, 
Table 2, Note 2. 

(3) Section C (Heavier Industrial) Landscaping.  

(a) Lots in Section C shall be exempt from all landscaping requirements. 

(b) Areas disturbed during the construction process shall complete the following:  

i. All areas disturbed by construction shall be reclaimed with a seed mixture of 
composed of native Utah grasses and shrubs.   

ii. A disturbed area reclamation plan shall be provided in lieu of a landscape 
and irrigation plan during the site plan review process. 

(3 4) Public right-of-way park strip landscaping and on-site parking lot landscaping may 
be included in determining compliance with the requirements of this Section.  

(4 5) Landscaping shall be water-wise in nature and shall not include sod or turf 
grass.  All landscaping shall be irrigated, and all irrigation shall utilize drip or similar 
bubbler systems. 

(5 6) Public right-of-way landscaping in Sections A-C B shall include trees as required in 
Chapter 7-16, Table 2, Note F1, and shall consist of trees approved by the City’s street 
tree selection guide. 

https://www.tooelecity.gov/#collapse37151b6
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Amusement Facilities  App. # P20-833 
City Code Text Amendment Request 1  

Community Development Department 
 

STAFF REPORT 
May 20, 2026

 
To: Tooele City Planning Commission 

Business Date:  May 27, 2026 
 
From: Planning Division 

Community Development Department 
 
Prepared By: Andrew Aagard, Community Development Director 
 
Re: Tooele City Business Park (TCBP) Heavy Industrial Landscaping Requirements – City Code 

Text Amendment Request 
 

Applicant: Tooele City 
Request: Request for approval of a City Code Text Amendment regarding the required 

landscaping for Section “C” or the “Heavy Industrial” section of the Tooele City 
Business Park as found in Tooele City Code 7-16b-6.  Landscaping Standards. 

 
BACKGROUND 
 
In October of 2024 Tooele City Staff, under the direction of the City Council at the time, began the process of 
amending the landscaping requirements for the City’s Industrial zoning district.  The Industrial zone is classified 
as heavy industrial and is an area where businesses that generate notable impacts in the form of noise, dust, 
odors, glare, truck traffic and so forth are permitted to operate.  Currently Tooele City has two areas where the 
Industrial zoning is prevalent.  Those areas are the PID Peterson Industrial Depot, west of the Union Pacific rail 
road corridor and south of Utah Avenue and the area surrounding the Bolinder properties north of 1000 North 
and east of SR-112.   
 
The ordinance amendment to the Industrial zone in 2024 removed landscaping requirements for parking lots 
and eliminated the required 15 front yard landscaping requirement.  The amendment also eliminated the 
requirement to landscape the park strip.  In lieu of installing landscaping the ordinance amendment required the 
new developments to provide a disturbed area reclamation plan for all areas disturbed during the construction 
process. This is necessary to mitigate storm water erosion as well as wind erosion and to prevent the 
proliferation of noxious weeds such as Russian Thistle and Goat Heads that will heavily germinate if the native 
soils are disturbed.  This reclamation plan shall include a seed mixture list and an establishment plan that will 
detail how the seed mixture will be applied and how it will be cared for until it is established and able to thrive.   
 
Since that time it has come to City Staff’s attention that there is there is one other location in the City where 
heavy industrial uses can occur.  The Tooele City Business Park, for which a new zoning code was written in 
late 2023, also has some heavy industrial zoning limited to the properties immediately adjacent to the Union 
Pacific rail corridor.   
 
The TCBP zone has three distinct “sections.”  Section “A” is adjacent to the residential zones to the east of the 
business park.  Section “A” is limited to commercial uses and has language requiring landscaping and 
architecture to buffer those adjacent residential uses.  Section “B” is located at the central of the business park 
and is considered more of a lighter industrial area.  Staff would like to leave the landscaping requirements intact 
for Section s “A” and “B”.  Section “C” is the property located immediately adjacent to the railroad corridor and 
it is in this district that heavy industrial uses may occur.   
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ANALYSIS 
 
The changes to the TCBP zoning district are fairly simple.  Staff is proposing to add a new paragraph to TCC 7-
16b-6. Landscaping Standards.  The new paragraph, paragraph 3 will state that lots in Section “C” are exempt 
from landscaping requirements and are required to provide a disturbed area reclamation plan with their site plan 
approval.  These proposed amendments are very similar to that which has already been done for the standard 
Industrial zoning district.  
 
Ordinances Affected.  TCC 7-16b-6. Landscaping Standards. 
 
The proposed amendment will add additional language to the Landscaping Standards section of the code.  A 
brief synopsis of those changes is described below.  The actual code language is included in the exhibits section 
after this report.  
 

1. Identify Section “A” as “Commercial.”  
2. Separates Section “C” from Section “B” and identifies Section “B” as “Lighter Industrial.”   
3. Remove Section “C” from the 1% lot landscaping requirement as well as the reference to Table 2 

of TCC 7-16 where industrial landscaping requirements are defined.   
4. Creates Paragraph 3 which exempts Section “C” from any landscaping requirements. 
5. Requires all areas disturbed by construction in Section “C” to provide, at the time of site plan 

review, a disturbed area vegetation reclamation and establishment plan.   
6. Re-numbering the ordinance according to the amendments. 
7. Eliminates Section “C” from tree planting requirement but maintains the tree planting requirement 

for Sections “A” and “B.”  
 
Criteria For Approval.  The criteria for review and potential approval of a City Code Text Amendment request 
is found in Sections 7-1A-7 of the Tooele City Code.  This section depicts the standard of review for such 
requests as: 

 
(1) No amendment to the Zoning Ordinance or Zoning Districts Map may be recommended by the 

Planning Commission or approved by the City Council unless such amendment or conditions 
thereto are consistent with the General Plan.  In considering a Zoning Ordinance or Zoning 
Districts Map amendment, the applicant shall identify, and the City Staff, Planning 
Commission, and City Council may consider, the following factors, among others: 
(a) The effect of the proposed amendment on the character of the surrounding area. 
(b) Consistency with the goals and policies of the General Plan and the General Plan 

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

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

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

uses or proposed uses for adjoining and nearby properties. 
(f) The overall community benefit of the proposed amendment. 
 

REVIEWS 
 
Planning Division Review.   The Tooele City Planning Division has completed their review of the City Code 
Text Amendment request and has issued the following comment: 
 

1. This proposed ordinance amendment is nearly identical to that which has already been completed for 
other heavy industrial locations, namely, the industrial depot west of the Union Pacific rail corridor and 
the heavy industrial areas north of 1000 North around the Bolinder properties.   
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Engineering and Public Works Review.   The Tooele City Engineering Division and Public Works Department 
has completed their review of the City Code Text Amendment request and has issued the following comment: 
 

1. No comments from the City Engineer or the Public Works Department.  
 
Noticing.  The City staff have issued appropriate public notice as required in the City and State Codes. 
 
STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission carefully weigh this request for a City Code Text Amendment 
according to the appropriate tenets of the Utah State Code and the Tooele City Code, particularly Section 7-1A-
7(1) and render a decision in the best interest of the community with any conditions deemed appropriate and 
based on specific findings to address the necessary criteria for making such decisions. 
 
Potential topics for findings that the Commission should consider in rendering a decision: 
 

1. The effect the text amendment may have on potential applications regarding the character of 
the surrounding areas. 

2. The degree to which the proposed text amendment may effect a potential application’s 
consistency with the intent, goals, and objectives of any applicable master plan. 

3. The degree to which the proposed text amendment may effect a potential application’s 
consistency with the intent, goals, and objectives of the Tooele City General Plan. 

4. The degree to which the proposed text amendment is consistent with the requirements and 
provisions of the Tooele City Code. 

5. The suitability of the proposed text amendment on properties which may utilize its provisions 
for potential development applications.  

6. The degree to which the proposed text amendment may effect an application’s impact on the 
health, safety, and general welfare of the general public or the residents of adjacent properties. 

7. The degree to which the proposed text amendment may effect an application’s impact on the 
general aesthetic and physical development of the area. 

8. The degree to which the proposed text amendment may effect the uses or potential uses for 
adjoining and nearby properties. 

9. The overall community benefit of the proposed amendment. 
10. Other findings the Commission deems appropriate to base their decision upon for the proposed 

application. 
 

MODEL MOTIONS  
 
Sample Motion for a Positive Recommendation – “I move we forward a positive recommendation to the City 
Council for the proposed ordinance amendments to Tooele City Code 7-16b-6: Landscaping Standards, 
regarding landscaping requirements for Section “C” of the Tooele City Business Park (TCBP) zoning district, 
based on the following findings:” 
 

1. List findings … 
 
Sample Motion for a Negative Recommendation – “I move we forward a negative recommendation to the City 
Council for the proposed ordinance amendments to Tooele City Code 7-16b-6: Landscaping Standards, 
regarding landscaping requirements for Section “C” of the Tooele City Business Park (TCBP) zoning district, 
based on the following findings:” 
 

1. List findings … 
  



 

 

EXHIBIT A 
 

PROPOSED AMENDMENTS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



7-16b-6. Landscaping Standards. 
 
(1) Section A (Commercial) Landscaping.  

 
(a) Lots in Section A shall include landscaping on at least 10% of the lot. 

 
(b) For other landscaping standards applicable to Section A, see Chapter 7-16, Table 2, 
Note F1.  

(2) Sections B and C (Lighter Industrial) Landscaping.  

(a) Lots in Sections B and C shall include landscaping on at least 1% of the lot. 

(b) For other landscaping standards applicable to Sections B and C, see Chapter 7-16, 
Table 2, Note 2. 

(3) Section C (Heavier Industrial) Landscaping.  

(a) Lots in Section C shall be exempt from all landscaping requirements. 

(b) Areas disturbed during the construction process shall complete the following:  

i. All areas disturbed by construction shall be reclaimed with a seed mixture of 
composed of native Utah grasses and shrubs.   

ii. A disturbed area reclamation plan shall be provided in lieu of a landscape 
and irrigation plan during the site plan review process. 

(3 4) Public right-of-way park strip landscaping and on-site parking lot landscaping may 
be included in determining compliance with the requirements of this Section.  

(4 5) Landscaping shall be water-wise in nature and shall not include sod or turf 
grass.  All landscaping shall be irrigated, and all irrigation shall utilize drip or similar 
bubbler systems. 

(5 6) Public right-of-way landscaping in Sections A-C B shall include trees as required in 
Chapter 7-16, Table 2, Note F1, and shall consist of trees approved by the City’s street 
tree selection guide. 

https://www.tooelecity.gov/#collapse37151b6


 

 

Exhibit “B” 
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