
 

 
90 North Main Street | Tooele, Utah 84074 

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

Community Development Department 

PUBLIC NOTICE 
 

NOTICE IS HEREBY GIVEN THAT the Tooele City Planning Commission will meet in a business meeting 
scheduled for Wednesday, September 23, 2026 at the hour of 7:00 p.m.  The meeting will be held in the City 
Council Chambers of Tooele City Hall, located at 90 North Main Street, Tooele, Utah. 
 
Tooele City public meetings may be recorded and transcribed for documentation and quality assurance 
purposes. By attending this meeting, you consent to being recorded.  If you do not consent, we 
encourage you to join the Planning Commission meeting electronically by visiting the Tooele City 
YouTube Channel, at https://www.youtube.com/@tooelecity or by going to YouTube.com and 
searching “Tooele City Channel”. If you are attending electronically and would like to submit a written 
comment for a public hearing item, please email pcpubliccomment@tooelecity.gov.  If submission by 
email is not an option, written comments may be submitted to the City Planner.  Written comments must 
be submitted by 11:59 p.m. the day before the hearing.  Written comments will be addressed at the 
designated points in the meeting. 
 

AGENDA  
1. Pledge of Allegiance 

 
2. Roll Call 

 
3. Public Hearing and Decision on a Conditional Use Permit request submitted by Ashlee Isbell, Business 

Owner of Ash’s Little Shop of Howlers, to authorize the use of a pet shop/ pet grooming service within the 
General Commercial (GC) zone. The subject property is located at 134 W 1180 N Suite 13. 
 

4. Public Hearing and Decision on a Conditional Use Permit request submitted by SGA Design Group to 
authorize Accessory Outside Storage within the General Commercial (GC) zoning district for a Walmart 
Drone Delivery area. The subject property is located at 99 West 1280 North on an 18.09-acre lot. 
 

5. Decision on a Preliminary Subdivision Plan request by Perry Homes, Inc., for the Compass Point Village 5 
subdivision proposed to be located at 3072 N 400 West consisting of 181 residential lots on 21.75 acres in 
the Compass Point RSD zoning district.   
 

6. Public Hearing and recommendation on a proposed code amendment request by Tooele City to amend 
City Code Section 7-26-2(3)(a) regarding water rights conveyance requirements and depletion rates for 
interior uses for new development.      

 
7. City Council Reports 

 
8. Review and Decision – August 26, 2026 Planning Commission meeting minutes. 

 
9. Planning Commission Training – Subdivision and Site Plan Review and Approval Processes 

 
10. Adjourn 

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

STAFF REPORT 
September 15, 2026

 
To: Tooele City Planning Commission 

Business Date: September 23, 2026 
 
From: Planning Division 

Community Development Department 
 
Prepared By: Anna Anglin City Planner / Zoning Administrator 
 
Re: Ash’s Little Shop of Howlers – Conditional Use Permit Request 

Application No.: 2026075 
Applicant: Ashlee Isbell 
Project Location: 131 W 1180 N, Suite 13 
Zoning: GC General Commercial Zone 
Acreage: .52 Acres (Approximately 22,651 ft2) 
Request: Request for approval of a Conditional Use Permit in the GC General 

Commercial zone regarding authorization of uses of “pet shop/ pet grooming” 
business located within an existing structure. 

 
BACKGROUND 

This application is a request for approval of a Conditional Use Permit for approximately 0.52 acres 
located at 131 West 1180 North, Suite 13. The property is currently zoned General Commercial (GC). 
The applicant is requesting approval of a Conditional Use Permit to authorize a “pet shop/pet grooming” 
service within an existing structure. The proposed business will be located next to a Personal Services 
business and a Medical Clinic, on the north side of the building, closer to Walmart. 

ADMINISTRATIVE AUTHORITY 

This Conditional Use Permit application is an administrative application. The Planning Commission is 
fulfilling an administrative function in reviewing the request and should evaluate the application based on 
the conditional use requirements established in the Tooele City Code, particularly the applicable 
provisions of the Conditional Use Ordinance and development standards. Any decision or conditions 
should be based upon compliance with established City Code requirements and should be reasonably 
related to the impacts or requirements of the proposed use. 

ANALYSIS 

General Plan and Zoning. The Land Use Map of the General Plan designates the subject property as 
Regional Commercial. The property is zoned General Commercial (GC). Properties to the north, south, 
east, and west are also zoned General Commercial. Mapping pertinent to the subject request can be found 
in Exhibit “A” of this report. 

In the General Commercial zone, “pet shop/pet grooming” services require a Conditional Use Permit, 
regardless of whether the use is located within a new or existing building. In this case, the applicant is 
proposing a small business that will specialize in the sale of pet supplies and pet grooming. The retail 
portion of the business will be located toward the front of the unit, facing the exterior window and 
parking area, with the grooming area located toward the rear of the unit. 
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The applicant is proposing a pet grooming operation with four (4) grooming tables and one (1) bathing 
tub. No live animals will be sold at the location. The business will include a small retail area for the sale 
of pet supplies. 

Given the size and capacity of the proposed grooming operation, multiple animals could potentially be 
present on the premises at the same time while receiving or awaiting grooming services. However, 
temporary holding of animals that is incidental to the provision of grooming services should be 
distinguished from animal boarding, daycare, kennel services, or other extended animal-holding activities. 

The applicant has stated in the application that animals will not stay overnight, will not be boarded, and 
that the business will not provide daycare services. The applicant has also outlined a reasonable process 
for the drop-off, care, and return of animals to their owners. Please see Exhibit C for the process 
submitted by the applicant. 

Based on the proposed use and the information provided with the application, staff recommends that the 
Conditional Use Permit be limited to pet grooming and the customary retail sale of pet supplies. Animals 
shall be kept on the premises only for the period reasonably necessary to provide or receive grooming 
services as described in the application. Live-animal sales are not included in the current approval 
because they were not identified in the application, and any future addition of live-animal sales would 
require City review and approval. Because a kennel is not an allowed use in the General Commercial 
zone, approval of this Conditional Use Permit shall not be construed as authorizing a kennel, boarding 
facility, daycare, or other extended animal-holding use. Any future change to the approved use would be 
subject to applicable City review and approval. 

Parking.  A Pet Shop/Pet Grooming use is not specifically listed in the parking table found in Section 7-4-
4 of the Tooele City Code (TCC). However, Section 7-4-3 of the TCC allows the Community 
Development Director to determine the required parking for a use that is not specifically identified in the 
parking table by using the parking requirement for the use that most closely resembles the proposed use. 

For purposes of calculating required parking, the proposed Pet Shop/Pet Grooming use most closely 
resembles a retail use. The proposed use is also being established within an existing tenant space, and the 
use will not result in a change to the required parking for the site. Therefore, no additional parking spaces 
are required as part of this Conditional Use Permit. 

Criteria For Approval.  The criteria for review and potential approval of a Conditional Use Permit request is 
found in Sections 7-5-3(3) and (4) of the Tooele City Code.  This section depicts the standard of review for such 
requests as: 
 

(3) Procedure. At the public hearing, testimony may be given by the applicant and all other persons either 
in support of or in opposition to the application.  The Planning Commission may take the application 
under advisement, but shall render its determination within 30 days of the date of the hearing. 

(4) Approval. The Planning Commission shall approve the conditional use application if reasonable 
conditions are proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of 
the proposed use. If the reasonably anticipated detrimental effects of a proposed conditional use cannot 
be substantially mitigated by the proposal or the imposition of reasonable conditions to achieve 
compliance with applicable standards, the conditional use may be denied. 

 
Findings of Fact.  As a part of the approval or denial of a Conditional Use Permit a finding of fact according to 
Sections 7-5-4 of the Tooele City Code is required.  This section depicts the standard for findings of fact: 
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Prior to approving or denying a Conditional Use Permit application, the Planning Commission shall make, in 
the business meeting at which the public hearing is conducted or the permit is approved or denied, a finding of 
the following facts: 
 

(1) the reasonably anticipated detrimental effects of the proposed use upon adjacent and nearby persons 
and properties; 

(2) the evidence identified regarding the identified reasonably anticipated detrimental effects of the 
proposed use; 

(3) the reasonable conditions imposed, as part of the Conditional Use Permit approval, intended to mitigate 
the reasonably anticipated detrimental effects of the proposed use; 

(4) the reasons why the imposed conditions are anticipated or hoped to mitigate the reasonably anticipated 
detrimental effects of the proposed use; 

(5) the evidence, if any, identified regarding the ability of the imposed conditions to mitigate the 
reasonably anticipated detrimental effects of the proposed use. 

 
In response to the City Code requirement for findings of fact, the following are the staff identified detrimental 
effects this application, should it be approved, may impose upon adjacent and nearby persons and property: 
 

1. Animal-Related Activity and Potential Noise Impacts – The Conditional Use Permit shall be 
limited to pet grooming and customary retail sales of pet supplies as described in the application. 
Animals may be present on the premises only for the period reasonably necessary to provide or 
receive grooming services. Live-animal sales are not included in this approval. Any future 
addition of live-animal sales or other animal-related services shall require City review and 
approval prior to commencement of the use. 
 

2. Odor, Sanitation, and Animal Waste - The applicant shall maintain the premises in a clean and 
sanitary condition and shall properly dispose of animal waste and other materials generated by the 
grooming operation in accordance with applicable City requirements. 
 

3. Water Usage and Utility Impacts - Prior to or as a condition of approval, the applicant shall 
coordinate with the City Engineer to verify the anticipated water usage and determine whether 
any additional utility requirements, fees, or improvements are necessary to accommodate the 
proposed use. 
 

4. Potential Expansion into Boarding or Kennel Activities - The Conditional Use Permit shall not 
authorize a kennel, boarding facility, animal daycare, or other extended animal-holding use. 

 
REVIEWS 
 
Planning Division Review. The Tooele City Planning Division has completed their review of the Conditional 
Use Permit submission and has issued a recommendation for approval for the request with the following 
comments: 
 

1. There is sufficient onsite parking available to accommodate the applicant’s pet shop/ pet grooming 
business inside the existing structure.   

 
Engineering and Public Works Divisions Review. The Tooele City Engineering Division and Public Works 
Division have not issued any comments regarding the proposed conditional use permit.  
 
Tooele City Fire Department Review.  The Tooele City Fire Department has completed their review of the 
Conditional Use Permit submission and has issued a recommendation for approval for the request. 
 
Noticing.  The applicant has expressed their desire to obtain a Conditional Use Permit for the subject property 
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and do so in a manner which is compliant with the City Code.  As such, notice has been properly issued in the 
manner outlined in the City and State Codes. 
 
 
STAFF RECOMMENDATION 
 
Staff recommends approval of the request for a Conditional Use Permit by Ashlee Isbell, for a pet shop/ pet 
grooming business application number 2026075, subject to the following conditions: 
 

1. The Conditional Use Permit shall be limited to pet grooming and customary retail sales of pet 
supplies as described in the application. 

2. The applicant shall maintain the premises in a clean and sanitary condition and shall properly 
dispose of animal waste and other materials generated by the grooming operation in accordance 
with applicable City requirements. 

3. The applicant shall coordinate with the City Engineer to verify the anticipated water usage and 
determine whether any additional utility requirements, fees, or improvements are necessary to 
accommodate the proposed use. 

 
This recommendation is based on the following findings: 
 

1. The proposed development plans meet the intent, goals, and objectives of the Tooele City General Plan. 
2. The proposed development plans meet the requirements and provisions of the Tooele City Code. 
3. The proposed development plans will not be deleterious to the health, safety, and general welfare of the 

general public nor the residents of adjacent properties. 
4. The proposed development conforms to the general aesthetic and physical development of the area. 
5. The findings of fact for this proposed Conditional Use Permit request have been identified and the 

conditions proposed are intended to mitigate the reasonably anticipated detrimental impacts, as required 
by Tooele City Code Section 7-5-4. 

 
MODEL MOTIONS  
 
Sample Motion for Approval – “I move we approve the Conditional Use Permit Request by Ashlee Isbell, 
authorizing the use of a pet shop/ pet grooming business located at 131 West 1180 North, application number 
2026075, based on the findings and subject to the condition listed in the Staff Report dated September 15, 
2026:” 
 

1. List any additional findings of fact and conditions… 
 
Sample Motion for Denial – “I move we deny the Conditional Use Permit Request by Ashlee Isbell, authorizing 
the use of a pet shop/ pet grooming business located at 131 West 1180 North, application number 2026075, 
based on the following findings:” 
 

1. List findings of fact … 
 
 

 
 

 



 

 

EXHIBIT A 
 

MAPPING PERTINENT TO THE  
ASH’S LITTLE SHOP OF HOWLERS CONDITIONAL USE PERMIT 

 
 
 
 

 
  



 

 

 
 
 

  



 

 

EXHIBIT B 
 

PROPOSED DEVELOPMENT PLANS &  
APPLICANT SUBMITTED INFORMATION 
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SURVEYOR'S CERTIFICATE 

I, David E. Hawkes do hereby certify that I am a 
professional Land Surveyor, and that I hold certificate 
No.356548 as prescribed by the laws of the State of 
Utah. I further certify that by authority of the owners 
I have made a survey of the tract of land represented 
hereon and described below and that the description 
correctly described the land surface upon which there has 
been, or will be below and that the description will be, 
constructed The Reed's Business Center. I future certify 
that this record of survey is accurate and has been 
prepared in compliance with the provisions of the Utah 
Condominiums Ownership Act and that the same has been 
surveyed and staked on the ground as shown on this map, 
and that the building dimensions are or will be as shown 
on this plat. 

BOUNDARY DESCRIPTION 

LOT 13 Of TOOELE GATEWAY COMMERCIAL SUBDMSION AMENDED, ENTRY No 143504, 
BOOK 609, PAGE 8 

OWNER'S DEDICATION 
Know all men by these presents that ___ , the __ 
undersigned owner ( ) of the above described tract 
of land having caused same to be subdivided into lots 
and streets to be hereafter known as the 

THE REEDS BUSINESS CENTER 

do hereby dedicate for perpetual use of the public all 
parcels of land shown on this plat as intended for 
public use. 
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EXHIBIT C 
 

SUPPLEMENTAL STATEMENT ADDRESSING CONDITIONAL USE PERMIT 
CRITERIA 

 
 



Supplemental Statement Addressing Conditional Use Permit Review Criteria 
Ash’s Little Shop of Howlers 
134 W 1180 N, Suite 13 
Tooele, Utah 84074 
Parcel #14-016-0-0003 

1. Community Benefit
Ash’s Little Shop of Howlers provides professional dog grooming services to residents of Tooele
and the surrounding community. The business specializes in individualized, lower-stress
grooming and serves dogs that may benefit from a quieter or more personalized grooming
environment.
The proposed location will allow the business to continue providing this local service while also
creating employment opportunities for additional groomers.

2. Compatibility With Surrounding Uses
The proposed use is a grooming-only operation within an existing multi-tenant commercial
center. A small supplemental retail area will be added as well.
No daycare or overnight boarding services are proposed. Customers will arrive according to
scheduled appointment times, and dogs will enter the building vaccinated and on leash.

3. Adequacy of the Site
The existing suite and commercial property are sufficient to accommodate the proposed
grooming use.
The business will have a maximum of five employees on site at one time.
The salon has kenneling capacity for approximately eight dogs, although it would be uncommon
for that number of dogs to be present simultaneously except when one customer brings multiple
dogs from the same household.
No outdoor dog area, outdoor kenneling, or outdoor exercise area is proposed.
Proposed Operations
Ash’s Little Shop of Howlers will operate as a professional pet grooming salon with a small
pet-retail area. The salon will have up to four grooming tables and one bathing tub. Dogs will
remain in the care of a groomer during their service and will either be actively groomed,
transitioning between grooming steps, or awaiting prompt pickup after completion.
Industry-appropriate temporary holding areas will be available for pets awaiting pickup. No
overnight stays, boarding, daycare, or live-animal sales are proposed. Retail sales will be limited
to a small selection of pet products and grooming-related items.

4. Traffic Capacity
The proposed use is expected to generate limited vehicle traffic consisting primarily of brief
customer drop-off and pickup visits.
Customers are contacted 15-20 minutes before grooming is complete to try to limit any kennel
time and are generally expected to pick up their dogs within approximately 15 minutes after
grooming appointments end. Customer appointments are scheduled throughout the day rather
than having large numbers of customers arrive at the same time.

5. Effect on Surrounding Properties and Community Welfare



The business will operate entirely within the existing commercial suite and will not require 
exterior building modifications. 
The proposed grooming operation is not expected to materially affect surrounding properties, 
future development, or the health, safety, convenience, or general welfare of the surrounding 
community. 

6. Traffic, Light, Odor, Noise, and Environmental Impacts 
No additional exterior lighting or outdoor animal activity is proposed. 
Dogs will not be housed or groomed outdoors. The appointment-based business model, limited 
kennel capacity, and limited number of animals present at one time are intended to minimize 
noise, traffic, odor, and other impacts on neighboring businesses. 
The business will maintain routine cleaning and sanitation practices appropriate for a 
professional grooming salon. 

7. Architectural Compatibility 
No exterior architectural changes are proposed as part of this Conditional Use Permit. 
Ash’s Little Shop of Howlers will occupy an existing commercial suite and will maintain the 
existing architectural character of the building and surrounding commercial center. 

8. Hazardous Materials 
The proposed grooming use will not involve industrial or unusually hazardous materials. 
Products used within the business will consist primarily of ordinary professional grooming, 
cleaning, and sanitation products. These products will be stored and used in accordance with 
applicable manufacturer instructions and safety requirements, while shop staff  
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Community Development Department 
 

STAFF REPORT 
September 17, 2026

 
To: Tooele City Planning Commission 

Business Date: September 23, 2026 
 
From: Planning Division 

Community Development Department 
 
Prepared By: Anna Anglin City Planner / Zoning Administrator 
 
Re: Wal-Mart Drone Project – Conditional Use Permit Request 

Application No.: 2026074 
Applicant: Gina Kelly, Representing SGA Design Group 
Project Location: 99 West 1280 North 
Zoning: GC General Commercial Zone 
Acreage: 18.09-Acres (Approximately 788,000 ft2) 
Request: Request for approval of a Conditional Use Permit in the GC General 

Commercial zoning district to authorize the use of “Accessory Outside 
Storage” associated with a drone delivery operation located in the existing 
Wal-Mart parking lot. 

 
 
ADMINISTRATIVE AUTHORITY 
 
This Conditional Use Permit application is an administrative application. The Planning Commission is 
fulfilling an administrative function in reviewing the request and should evaluate the application based on 
the conditional use requirements established in the Tooele City Code, particularly the applicable 
provisions of the Conditional Use Ordinance and development standards. Any decision or conditions 
should be based upon compliance with established City Code requirements and should be reasonably 
related to the impacts or requirements of the proposed use. 
 
BACKGROUND 
 
This application is a request for approval of a Conditional Use Permit for approximately 18.09 acres 
located at 99 West 1280 North. The property is currently zoned General Commercial (GC). The applicant 
is requesting approval of a Conditional Use Permit to authorize an “Accessory Outside Storage” use 
associated with a drone delivery operation within the existing Wal-Mart parking lot. 
The purpose of the Conditional Use Permit review is to determine whether the proposed outside storage 
area is consistent with applicable City requirements and whether modifications to the site layout or 
conditions of approval are necessary to mitigate potential detrimental impacts to the site or surrounding 
properties. While the City may review and regulate the site improvements and land uses associated with 
the proposed operation, the City does not have regulatory authority over navigable airspace or the 
operation of aircraft, including drones, within federally regulated airspace. Such matters are regulated by 
applicable federal agencies. 
 
ANALYSIS 
 
General Plan and Zoning. The Land Use Map of the General Plan designates the subject property as 
Regional Commercial. The property is zoned General Commercial (GC). Properties to the north, south, 
and east are also zoned General Commercial, while the property to the west, across 200 West, is zoned 
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MR-16 High Density Residential. Mapping pertinent to the subject request can be found in Exhibit “A” of 
this report. 

The purpose and intent of the General Commercial zone is to encourage the establishment of a wide 
variety of retail commercial uses, service commercial activities, entertainment, and other services and 
activities meeting the needs of the residents of the City. The General Commercial District (GC) allows 
and encourages retail and service businesses and related uses to be grouped together into commercial 
centers. The uses and activities allowed in this District should enhance employment opportunities, 
provide for commercial activities and services required by residents of the City and surrounding areas, 
encourage the efficient use of land, enhance property values, and add to the overall strength of the City's 
tax base. 

The proposed use is consistent with the purpose and intent of the General Commercial (GC) zoning 
district. The drone delivery service would provide an additional method for the existing retail 
establishment to distribute merchandise to customers and would support the provision of commercial 
goods and services to residents of the City and surrounding areas. The proposed deliveries are anticipated 
to primarily consist of smaller items, such as medications, groceries, and other merchandise that 
customers may need on short notice. The drones have a limited carrying capacity and are not capable of 
transporting more than a certain weight per delivery. 

Because the proposed drone delivery operation would be located within the existing parking lot and 
would be operated in conjunction with the existing retail use, the activity is considered accessory to the 
primary retail use rather than a separate commercial activity. The proposed use is therefore consistent 
with the commercial character and intended function of the GC zoning district. 

The proposed use is unique in that Tooele City Code does not specifically identify or establish 
development standards for a drone delivery operation. This type of use is relatively new, and the City has 
not previously reviewed a similar request. When a proposed use is not specifically listed in Section 7-16-
3, Table 1, Table of Uses for Commercial Zones, Section 1-27-2 of the Tooele City Code authorizes the 
Zoning Administrator to make use interpretations to determine whether a proposed use is substantially 
similar to a listed use shown to be a permitted or conditional use in Title 7. 

After reviewing the uses identified in Section 7-16-3, the Zoning Administrator determined that the 
proposed outdoor placement of drones and associated delivery equipment is most closely related to 
Accessory Outside Storage. 

The Tooele City Code defines Accessory Outside Storage as follows: 

“Accessory Outside Storage - The outside placement of items which are customary and incidental to the 
principal use of the property but excluding the outside storage and placement of flammable and 
hazardous materials.” 

The use determination was based on the following factors: 

1. Outdoor Placement. The proposed drones and associated delivery equipment will be located and 
operated within a designated outdoor area of the existing Wal-Mart parking lot. 

2. Items Associated with the Principal Use. The drones and associated equipment are used to 
facilitate the delivery of merchandise purchased from the Wal-Mart Supercenter. The equipment 
is therefore directly associated with the existing retail use of the property. 

3. Customary. Although drone delivery is a relatively new method of merchandise fulfillment, it is 
an emerging service associated with large-scale retail operations. Wal-Mart has incorporated 
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drone delivery into its retail fulfillment operations at participating stores. The proposed activity is 
therefore not an independent commercial operation unrelated to the principal retail use, but rather 
an additional method of delivering merchandise sold by the existing Supercenter. 

4. Incidental to the Principal Use. The proposed drone delivery operation is dependent upon and 
directly supports the existing Wal-Mart Supercenter. The drones will be used to deliver 
merchandise purchased from the Supercenter and will not independently sell goods or services 
from the subject property. The proposed activity is therefore incidental to the principal retail use. 

5. Flammable and Hazardous Materials. The proposed use does not include the outside storage or 
placement of flammable or hazardous materials as part of the drone delivery operation. Any 
batteries, charging equipment, or other materials associated with the operation shall be 
maintained and handled in accordance with applicable fire, building, electrical, and other safety 
requirements. 

Based on these factors, the proposed outdoor placement of drones and associated delivery equipment is 
considered substantially similar to Accessory Outside Storage as that term is defined in the Tooele City 
Code. The proposed use remains subordinate to and directly associated with the existing Wal-Mart 
Supercenter and does not constitute an independent commercial use of the property. 

However, because drone delivery is a relatively new use within the City and has not previously been 
established or evaluated through the City's land use review process, the potential impacts of the operation 
may not be fully known at this time. Potential impacts may include noise generated by drone operations, 
privacy concerns, and other unforeseen impacts that may become apparent after the use is established and 
operational. Impacts associated with the use of airspace over or adjacent to surrounding properties are 
regulated by federal agencies and are not within the regulatory authority of Tooele City or the Planning 
Commission.  

Given the limited local experience with this type of use, it is appropriate for the Conditional Use Permit to 
include conditions addressing potential impacts associated with the operation. If documented impacts 
arise that affect life safety, the reasonable use and enjoyment of surrounding property, or otherwise result 
in a substantial detriment to the surrounding area, the City may require reasonable corrective measures or 
enforcement action as authorized by the City's applicable ordinances and the conditions of approval. 

Accordingly, staff recommends that a condition of approval be included requiring the applicant to comply 
with reasonable corrective or mitigation measures determined necessary by the City to address impacts 
associated with the operation, to the extent authorized by applicable City ordinances and the conditions of 
the Conditional Use Permit. 

Site Plan Layout.  The proposed outdoor accessory use for drone delivery includes three pad sites, each 
approximately 24 feet by 10 feet, with six launching stations on each pad, for a total of 18 drone 
launching stations. The fenced area containing the proposed drone operation measures approximately 
145.1 feet by 36 feet, totaling approximately 5,224 square feet. 

The site will also contain a battery trailer of less than 78 square feet for the charging stations and a 20-
foot by 10-foot storage shed, approximately 11 feet in height. The proposed fencing will consist of black 
welded-wire mesh fencing that is not 100 percent opaque. 

The applicant has submitted information regarding the proposed storage shed; however, accessory 
buildings in commercial zoning districts are subject to the applicable design requirements contained in 
Section 7-11C-9 of the Tooele City Code. Therefore, a condition of approval should require the applicant 
to submit building elevations demonstrating compliance with the applicable accessory-building design 
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standards prior to issuance of the required building permit or commencement of construction, as 
applicable. 

The proposed six-foot-high fencing will provide some screening of the drone operation; however, because 
the fencing is not opaque, the launching pads, equipment, and storage building may remain visible from 
surrounding areas. In addition, because the proposed storage building is approximately 11 feet in height, 
portions of the building will remain visible above the six-foot fence. The visual impact of the proposed 
equipment and structures should therefore be considered as part of the overall site design. 

Parking. The total parking requirement for the Wal-Mart Supercenter is 651 parking stalls. The site 
currently provides approximately 800 parking stalls, including 22 accessible parking stalls and 45 pickup 
parking spaces. The proposed drone facility will occupy an area currently containing approximately 32 
parking stalls. 

With the 32 stalls removed from the available parking supply, approximately 768 parking stalls would 
remain on the site. This would provide approximately 117 parking stalls above the required 651 stalls. 

However, the applicant has indicated that an area of the parking lot may also be used for seasonal 
merchandise, which is anticipated to occupy approximately 64 parking stalls. If both the drone facility 
and the seasonal merchandise area are in use simultaneously, approximately 704 parking stalls would 
remain available. This would leave the property approximately 53 stalls above the required minimum 
parking requirement. 

Therefore, the proposed drone facility, by itself, does not create a parking deficiency. Even when 
accounting for the anticipated seasonal merchandise area, the site would retain approximately 700 parking 
stalls, which exceeds the required 651 stalls. Staff should continue to monitor the parking supply if 
additional areas of the parking lot are proposed for seasonal merchandise, temporary uses, or other 
activities that would reduce the number of available parking stalls. 

Criteria For Approval.  The criteria for review and potential approval of a Conditional Use Permit request is 
found in Sections 7-5-3(3) and (4) of the Tooele City Code.  This section depicts the standard of review for such 
requests as: 
 

(3) Procedure. At the public hearing, testimony may be given by the applicant and all other persons either 
in support of or in opposition to the application.  The Planning Commission may take the application 
under advisement, but shall render its determination within 30 days of the date of the hearing. 

(4) Approval. The Planning Commission shall approve the conditional use application if reasonable 
conditions are proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of 
the proposed use. If the reasonably anticipated detrimental effects of a proposed conditional use cannot 
be substantially mitigated by the proposal or the imposition of reasonable conditions to achieve 
compliance with applicable standards, the conditional use may be denied. 

 
Findings of Fact.  As a part of the approval or denial of a Conditional Use Permit a finding of fact according to 
Sections 7-5-4 of the Tooele City Code is required.  This section depicts the standard for findings of fact: 
 
Prior to approving or denying a Conditional Use Permit application, the Planning Commission shall make, in 
the business meeting at which the public hearing is conducted or the permit is approved or denied, a finding of 
the following facts: 
 

(1) the reasonably anticipated detrimental effects of the proposed use upon adjacent and nearby persons 
and properties; 
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(2) the evidence identified regarding the identified reasonably anticipated detrimental effects of the 
proposed use; 

(3) the reasonable conditions imposed, as part of the Conditional Use Permit approval, intended to mitigate 
the reasonably anticipated detrimental effects of the proposed use; 

(4) the reasons why the imposed conditions are anticipated or hoped to mitigate the reasonably anticipated 
detrimental effects of the proposed use; 

(5) the evidence, if any, identified regarding the ability of the imposed conditions to mitigate the 
reasonably anticipated detrimental effects of the proposed use. 

 
In response to the City Code requirement for findings of fact, the following are the staff identified detrimental 
effects this application, should it be approved, may impose upon adjacent and nearby persons and property: 
 

1. Visual Impacts. The proposed six-foot-high welded-wire fencing, drone launching stations, 
associated equipment, battery trailer, and approximately 11-foot-high storage building may be 
visible from surrounding properties and public areas. The visual impact of these improvements is 
a reasonably anticipated effect of the proposed use. 

2. Noise and Operational Impacts. Drone launches, landings, and related operational activities may 
generate noise and other operational impacts. Because the City has limited experience with this 
type of use, the extent of such impacts cannot be fully determined prior to operation. 

3. Building and Site Safety Impacts. The proposed battery trailer, charging equipment, storage 
building, and associated improvements may create potential fire, electrical, or other safety 
impacts if not properly designed, installed, and maintained. 

4. Potential Impacts from Unauthorized or Expanded Operations. Because drone delivery is a new 
use within Tooele City and the City Code does not establish specific standards for this type of 
operation, allowing activities beyond those reviewed and approved through this Conditional Use 
Permit could result in impacts that have not been evaluated as part of this application. 

5. Potential Impacts to Surrounding Properties. Documented impacts associated with the operation 
may affect the reasonable use and enjoyment of surrounding properties. The extent of such 
impacts cannot be fully determined until the operation is established and operational. 

 
REVIEWS 
 
Planning Division Review. The Tooele City Planning Division has completed their review of the Conditional 
Use Permit submission and has issued a recommendation for approval for the request with the following 
comments: 
 

1. General Plan and Zoning Consistency. The proposed use is consistent with the purpose and intent 
of the General Commercial (GC) zoning district and the General Plan Land Use Map designation 
of Regional Commercial. 

2. Use Interpretation. Section 1-27-2 of the Tooele City Code authorizes the Zoning Administrator 
to make use interpretations to determine whether a proposed use is substantially similar to a listed 
use shown to be a permitted or conditional use in Title 7. 

3. Use Classification. Based on the characteristics of the proposed operation, the Zoning 
Administrator determined that the proposed outdoor placement of drones and associated delivery 
equipment is most closely related to Accessory Outside Storage. 

4. Parking. The proposed drone facility would occupy approximately 32 existing parking stalls. 
Following removal of these stalls, approximately 768 parking stalls would remain available, 
exceeding the required 651 stalls. If the anticipated seasonal merchandise area also occupies 
approximately 64 parking stalls, approximately 704 stalls would remain available, which would 
continue to exceed the required minimum by approximately 53 stalls. 
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Engineering and Public Works Divisions Review. The Tooele City Engineering Division and Public Works 
Division have not issued any comments regarding the proposed conditional use permit.  
 
Tooele City Fire Department Review.  The Tooele City Fire Department has not issued any comments regarding 
the proposed conditional use permit. 
 
Noticing.  The applicant has expressed their desire to obtain a Conditional Use Permit for the subject property 
and do so in a manner which is compliant with the City Code.  As such, notice has been properly issued in the 
manner outlined in the City and State Codes. 
 
STAFF RECOMMENDATION 
 
Staff recommends approval of the request for a Conditional Use Permit by Gina Kelly, Representing SGA 
Design Group, authorizing the use of an Accessory Outside Storage business located at 99 West 1280 North, 
application number 2026074, subject to the following conditions: 
 

1. The approved use shall be limited to the drone delivery operation and associated equipment 
described in the approved application materials. Any expansion or substantial modification of the 
approved operation shall be subject to applicable City land use requirements. 
 

2. The applicant shall submit building elevations for the proposed storage building demonstrating 
compliance with the applicable accessory-building design standards contained in Section 7-11C-9 
of the Tooele City Code prior to issuance of the required building permit or commencement of 
construction, as applicable. 
 

3. The applicant shall comply with all applicable federal, state, and local laws, regulations, permits, 
and requirements associated with the drone delivery operation, including applicable fire, building, 
electrical, and safety requirements for the proposed battery trailer, charging equipment, storage 
building, and associated improvements. 
 

4. If substantial or recurring documented impacts associated with the drone operation affect life 
safety, the reasonable use and enjoyment of surrounding properties, or otherwise result in a 
substantial detriment to the surrounding area, the City may require reasonable corrective or 
mitigation measures to the extent authorized by applicable City ordinances and the conditions of 
this Conditional Use Permit.  
 

5. The applicant shall construct and operate the drone delivery facility substantially in accordance 
with the plans and materials approved with this Conditional Use Permit. Any material change to 
the approved operation shall be subject to review by the City to determine whether additional 
land use approval is required. 

 
This recommendation is based on the following findings: 
 

1. The proposed use is consistent with the intent, goals, and objectives of the Tooele City General 
Plan. 

2. The proposed use is consistent with the purpose and intent of the General Commercial (GC) 
zoning district. 

3. Pursuant to Section 1-27-2 of the Tooele City Code, the Zoning Administrator determined that 
the proposed outdoor placement of drones and associated delivery equipment is substantially 
similar to the listed use of Accessory Outside Storage. 

4. The proposed use does not create a parking deficiency, as sufficient parking will remain available 
on the site following implementation of the proposed drone facility. 
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5. The reasonably anticipated detrimental effects identified by staff, including potential visual, 
noise, and operational impacts, can be substantially mitigated through reasonable conditions of 
approval. 

6. The findings of fact required by Section 7-5-4 of the Tooele City Code have been identified, and 
the conditions proposed are intended to mitigate the reasonably anticipated detrimental effects of 
the proposed use. 

 
MODEL MOTIONS  
 
Sample Motion for Approval – “I move we approve the Conditional Use Permit Request by Gina Kelly, 
Representing SGA Design Group, authorizing the use of Accessory Outside Storage business located at 99 
West 1280 North, application number 2026074, based on the findings and subject to the condition listed in the 
Staff Report dated September 17, 2026:” 
 

1. List any additional findings of fact and conditions… 
 
 
Sample Motion for Denial – “I move we deny the Conditional Use Permit Request by Gina Kelly, Representing 
SGA Design Group, authorizing the use of Accessory Outside Storage business located at 99 West 1280 
North, application number 2026074, based on the following findings:” 
 

1. List findings of fact … 
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2026 Wing Project Narrative  
 
About Wing 
Wing is part of Alphabet, Google’s parent company, and we provide safe and  sustainable 
drone delivery.  Our lightweight, highly automated drones can transport small packages from 
businesses to homes in just minutes, making it easy for communities to access everyday 
essentials while helping partners strengthen their logistics networks. 
 
About Walmart + Wing Partnership 
Drone delivery is one of many ways Walmart is offering faster, more flexible delivery options. 
Wing & Walmart are taking last-mile delivery to new heights, with a new level of speed, 
reliability, sustainability, and cost-effectiveness.  

Our partnership is helping to meet the demand for last-mile delivery with Walmart leading 
operations for local stores and Wing leading logistics of the delivery drones at each store.Since 
partnering in 2023, Wing and Walmart now serve thousands of shoppers every week from 
dozens  of Walmart stores across Dallas-Fort Worth, Metro Atlanta, and Greater Houston. 

You can learn more about Walmart and Wing’s expansion announcement here and view a video 
of the drone delivery process here. 
 
How Wing drone delivery works 

●​ Order. During the initial phase of the partnership with Walmart, customers will order 
through the Wing Drone Delivery app. Thousands of items are available via drone 
delivery, including groceries and over-the-counter medicines. During checkout, 
customers select a precise delivery location on their property for the drone to locate.   

●​ Flight Planning. While Walmart associates prepare items at the store, Wing’s software 
automatically calculates a route from the store to the customer’s designated delivery 
spot and back to the store. The automated flight plan is then uploaded to the drone.  

●​ Package Pick Up. Once items are prepared, they are placed into an approved package 
designed to prevent movement or damage and verified for weight requirements. The 
package is then brought to the designated pickup area and a drone at the Nest is 
activated. The drone hovers at approximately 20 feet and lowers a tether, where the 
operator attaches the package. The drone raises the package using a winch system and 
secures it into place in the bottom of the drone.  

●​ Flight. The drone uses vertical propellers to climb to a cruising height of about 150 feet 
and then transitions to horizontal flight using forward propellers and fixed wings. The 
drone navigates itself to the delivery spot at speeds of about 65 mph, conducting 
systems checks along the way to make sure everything is operating correctly. 

●​ Delivery. Once it reaches the delivery spot, the drone slows down, hovers, descends to 
a delivery height of ~20 feet. It then gently lowers the package on the tether and  
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automatically releases the package when it touches the ground. There’s no need for the 
customer to unclip or assist with the delivery.  

●​ Return. The drone then climbs back to cruise height and returns to the store, where it 
lands on a charging pad and gets ready for its next mission. 
 

 
 
FAA Regulation 
Wing's drone delivery operations in the United States are authorized under an FAA Part 135 Air 
Carrier Certificate, which is an existing regulation for commercial cargo and passenger 
deliveries. This certification allows Wing to operate longer-range drone flights, including 
beyond visual line of sight (BVLOS), and is a key factor in our ability to conduct commercial 
drone delivery services for consumers. Wing was the first U.S. company to receive this type of 
drone certification, which serves as a major regulatory framework for scaling drone delivery 
operations. 
 
While there is no FAA regulation which specifies that Wing must put a fence around the nest, 
US Code Title 14 (FAA Regulations), 91.13 requires Wing to not operate the aircraft in a way 
which may harm non-participants. Wing uses a fence around the nest to control access and 
proximity not only to comply with this requirement but also for Wing's own safety protocols 
which limits nest access to people required to interact regularly with the aircrafts.  
 
Nest Fencing 
Purpose: Security, Efficiency, and Reliability 
The nest fencing style is selected specifically to work with aircraft vision requirements for 
take-off and landing. Fencing is required to be 6ft.H. Keypad access control for the fence 
prevents unauthorized access and provides safety. Inside of the nest, Wing’s drones utilize a 
geo-fiducial system ( see image below) to support depth perception and geonavigation. The 
drones utilize the geo-fiducial system to identify their assigned charging pad before landing.  
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Appendix: Drone Pod Drawings 

 
 

6 



 

2026 Wing Project Narrative  
Appendix: Fence Drawings 
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Compass Point Village 5 App. # 2025064 
Preliminary Subdivision Plan Request 1 

Community Development Department 

STAFF REPORT 
September 3, 2026

To: 

From: 

Tooele City Planning Commission 
Business Date:  September 23, 2026 

Planning Division 
Community Development Department 

Prepared By: Andrew Aagard, Community Development Director 

Re: Compass Point Village 5 – Preliminary Subdivision Plan Request 
Application No.: 2025064 
Applicant: Lynsi Neve, representing Perry Homes, Inc. 
Project Location: 3072 N 400 W 
Zoning: Compass Point RSD Residential Special District Zone 
Acreage: 21.75 Acres (Approximately 947,430 ft2) 
Request: Request for approval of a Preliminary Subdivision Plan in the Compass 

Point RSD Residential Special District zone regarding the creation of 181 
single-family and town house style residential lots.   

BACKGROUND 

This application is a request for approval of a Preliminary Subdivision Plan for approximately 21.75 acres 
located at 3072 N 400 W.  The property is currently zoned Compass Point RSD Residential Special 
District.  The applicant is requesting that a Preliminary Subdivision Plan be approved to allow for the 
development of the currently vacant site as detached single-family residential homes as well as attached 
town houses.     

ADMINISTRATIVE AUTHORITY 

This preliminary subdivision application is an administrative application.  The Planning Commission is 
fulfilling an administrative function in reviewing this subdivision application.  The Planning Commission 
should review the subdivision according to the subdivision requirements established in Tooele City code, 
particularly the Subdivision Ordinance and the Compass Point RSD.  All decisions and conditions should 
be based entirely upon compliance with established City code.   

ANALYSIS 

General Plan and Zoning.  The Land Use Map of the General Plan calls for the Medium Density 
Residential land use designation for the subject property.  The property has been assigned the Compass 
Point RSD Residential Special District zoning classification, supporting various densities across all of the 
Perry Homes properties.  The overall density of the proposed Compass Point RSD is less than 5 units per 
acre and falls well within the density limitations of the Medium Density Residential (MDR) land use 
designation even though pockets of individual villages may have higher density than the limitations of the 
MDR land use designation.  Properties to the north of the proposed Village are currently zoned RR-5 
Residential.  Properties to the east are zoned MR-20 Multi-Family Residential and are currently being 
developed as the Sage Flats Apartments.  Properties to the south are zoned Compass Point Commercial 
Special District and properties to the west are located in the Compass Point RSD zone.   
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The Compass Point Residential Special District (RSD).  Perry Homes, Inc, has thousands of acres of 
property on the north end of Tooele City surrounding the Links at Overlake Golf Course extending from 
1000 North to SR-36 at 3100 North.  In 2025 Perry proposed the Compass Point RSD for all of their 
residential properties (see RSD map in the exhibits).  The RSD is a zoning code that was written 
specifically for the Perry Homes properties and contains its own zoning and development standards.  The 
RSD permits the mixing of multi-family residential type dwelling units with single-family residential 
dwelling units and the developer is proposing developing their residential properties as “villages” with 
each village having a mix of unique residential uses.   
 
All development within the RSD is reviewed against the standards established in the RSD ordinance as 
well as any other ordinances that may pertain to the development where the RSD is silent.  The RSD does 
not change or alter the manner in which land use applications are approved.   
 
Site Plan Layout.  Village 5 does propose the construction of 118 attached town house style units.  
However, this application is not a multi-family site plan design review.  This application only serves to 
create each town house style lot reflecting the footprint of the structure to be constructed thereon.  In the 
multi-family section the platting documents will create the privately owned town house lot, the limited 
common areas for each townhouse (driveways, patios, etc) and the common open space areas maintained 
by the development HOA.  Roads within the town house section of Village 5 will be private roads, owned 
and maintained by the development HOA.  It should also be emphasized that Tooele City does not 
maintain or repair private roads, does not snow plow private roads and does not provide trash removal 
services from private roads.  All of these services will need to be individually contracted out by the 
development HOA itself.   
 
The town house portion of Village 5 will be required to submit a site plan design review application and 
undergo site plan design review before any construction can commence.   
 
Subdivision Layout.  The subdivision plat itself proposes the creation of 181 lots, 118 of those lots being 
town house lots with the remaining 63 lots being single-family residential lots.  The lots themselves have 
been reviewed according to the requirements of the RSD and do comply with the minimum standards.  
The subdivision will have two points of connection to 3100 North and the streets not serving the town 
houses, will be publicly owned and maintained roads.  
 
Street F on the west side of the development will be partially constructed by Village 5 with the remaining 
right-of-way improvements being constructed with that adjacent village.  A stub is being provided at the 
northwest corner of Village 5 for future connection to the RR-5 properties to the north.     
 
Storm Water.  There are no proposals to construct storm water management basins in Village 5.  Storm 
water will be collected by a series of inlets and pipes that will direct the storm water to a regional 
detention basin located further to the west.   
 
Landscaping.  There are some landscaping requirements for Village 5.  Lots adjacent to “Street F” are 
double fronting lots.  The RSD does not contain language specific to double fronting lots so the issue is 
automatically referred to the City’s Subdivision ordinance.  Rear park strips on double fronting lots are 
required be landscaped and to comply with the City’s street tree planting requirements, provide an in-
ground drip style irrigation system, provide a 6 foot solid masonry wall and shall be maintained by a 
development HOA.  The preliminary plans do not provide a landscape plan but the site plans do indicated 
that a masonry fence will be installed along “Street F.”   
 
Compass Point Village 5 is located within the North Tooele City Special Improvements District and it is 
anticipated that the district will be maintaining park strips and other right-of-way improvements.  The 
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district will be required to review proposed landscape plans and sign all final platting documents 
acknowledging and approving the proposed landscaping improvements before accepting maintenance 
responsibilities.   
 
Landscaping within the town house section of Village 5 will be maintained by the development HOA.  
 
Fencing.  Fencing is required along the double fronting lots adjacent to “Street F.”  The plans do indicate 
that a masonry wall or masonry fence will be installed.  There may also be a requirement for fencing 
between the multi-family town house section and the single-family residential but that fencing issue will 
be resolved with the site plan design review.    
 
Criteria For Approval.  The procedure for approval or denial of a Subdivision Preliminary Plat request, as 
well as the information required to be submitted for review as a complete application is found in Sections 
7-19-8 and 9 of the Tooele City Code. 

 
REVIEWS 
 
Planning Division Review.   The Tooele City Planning Division has completed their review of the 
Preliminary Subdivision Plan submission and has issued a recommendation for approval for the request 
with the following proposed conditions: 
 

1. As part of the Final Plat process the applicant shall provide all required landscape and 
irrigation plans to both the City and the North Tooele City Special Service District for 
review and approval.   

2. The applicant shall submit a Site Plan Design Review application for the town house 
section of Village 5 and receive Site Plan approval prior to any construction commencing 
on the multi-family site.  

3. The applicant shall submit HOA documents to Tooele City during the Final Plat process 
to confirm that an HOA will be formed to maintain the common areas located within the 
town house section of Village 5.  

 
Engineering and Public Works Review.   The Tooele City Engineering and Public Works Divisions have 
completed their reviews of the Preliminary Subdivision Plan submission and have issued a 
recommendation for approval for the request.  
 
Tooele City Fire Department Review.  The Tooele City Fire Department has completed their review of the 
Preliminary Subdivision Plan submission and has issued a recommendation for approval for the request. 
 
STAFF RECOMMENDATION 
 
Staff recommends approval of the request for a Preliminary Subdivision Plan by Lynsi Neve, representing 
Perry Homes, Inc., application number 2025064, subject to the following conditions: 
 

1. That all requirements of the Tooele City Engineering and Public Works Divisions shall 
be satisfied throughout the development of the site and the construction of all buildings 
on the site, including permitting. 

2. That all requirements of the Tooele City Building Division shall be satisfied throughout 
the development of the site and the construction of all buildings on the multi-family site, 
including permitting. 

3. That all requirements of the Tooele City Fire Department shall be satisfied throughout the 
development of the site and the construction of all buildings on the site. 
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4. That all requirements of the geotechnical report shall be satisfied throughout the 
development of the site and the construction of all buildings on the site. 

5. As part of the Final Plat process the applicant shall provide all required landscape and 
irrigation plans to both the City and the North Tooele City Special Service District for 
review and approval.   

6. The applicant shall submit a Site Plan Design Review application for the town house 
section of Village 5 and receive Site Plan approval prior to any construction commencing 
on the site.  

7. The applicant shall submit HOA documents to Tooele City during the Final Plat process 
to confirm that an HOA will be formed to maintain the common areas located within the 
town house section of Village 5.  

 
This recommendation is based on the following findings: 
 

1. The proposed development plans meet the intent, goals, and objectives of the Compass 
Point RSD. 

2. The proposed development plans meet the intent, goals, and objectives of the Tooele City 
General Plan. 

3. The proposed development plans meet the requirements and provisions of the Tooele 
City Code. 

4. The proposed development plans will not be deleterious to the health, safety, and general 
welfare of the general public nor the residents of adjacent properties. 

5. The proposed development conforms to the general aesthetic and physical development 
of the area. 

6. The public services in the area are adequate to support the subject development. 
 

MODEL MOTIONS  
 
Sample Motion for Approval – “I move we approve the Preliminary Subdivision Plan Request by Lynsi 
Neve, representing Perry Homes, Inc. to approve the Compass Point Village 5 Preliminary Subdivision 
Plan, application number 2025064, based on the findings and subject to the conditions listed in the Staff 
Report dated September 3, 2026:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for Denial – “I move we deny the Preliminary Subdivision Plan Request by Lynsi Neve, 
representing Perry Homes, Inc. to approve the Compass Point Village 5 Preliminary Subdivision Plan, 
application number 2025064, based on the following findings:” 
 

1. List findings… 
 
 

 
 

 



 

 

EXHIBIT A 
 

MAPPING PERTINENT TO THE COMPASS POINT VILLAGE 5 PRELIMINARY 
SUBDIVISION PLAN 

 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
The Compass Point RSD  
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PROPOSED DEVELOPMENT PLANS &  
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TOOELE CITY CORPORATION 
 

ORDINANCE 2026-26 
 

AN ORDINANCE OF TOOELE CITY AMENDING TOOELE CITY CODE SECTION 7-26-2(3)(a) 
REGARDING WATER RIGHTS CONVEYANCE REQUIREMENTS AND DEPLETION RATES 
FOR INTERIOR USES FOR NEW DEVELOPMENT. 
 
 WHEREAS, Utah Constitution, Article XI, Section 5 confers upon Utah’s charter cities 
broad legislative authority relating to municipal affairs, local police, and sanitary regulations; and, 
 
 WHEREAS, Utah Code Section 10-8-84(1) authorizes municipal legislative bodies to 
enact ordinances necessary to preserve health, safety, and general welfare, and protect property; 
and, 
 
 WHEREAS, Utah Code Section 10-20-911(1) authorizes municipalities to impose 
exactions on development proposed in land use applications, including exactions for water 
interests, provided an essential link exists between a legitimate governmental interest and the 
exaction, and the exaction is roughly proportionate to the impact of the proposed development; 
and, 
 
 WHEREAS, Tooele City Code Chapter 7-26 codifies the City’s water rights exaction policy 
("Water Exaction"), requiring land use applicants to convey water rights sufficient to meet the 
future water demands created by proposed development; and, 
 
 WHEREAS, Tooele City Code Section 7-26-2 establishes the quantitative water rights 
requirements for development, including interior dwelling unit exactions and required depletion 
rates for conveyed water rights; and, 
 
 WHEREAS, Tooele City owns and operates a water reclamation facility capable of treating 
effluent water for beneficial reuse, including agricultural and landscape irrigation; and, 
 
 WHEREAS, the State Engineer of the Utah Division of Water Rights has evaluated and 
approved a regional reuse plan permitting the beneficial irrigation reuse of Tooele City’s reclaimed 
effluent based upon a calculated 55% depletion rate; and, 
 
 WHEREAS, empirical engineering data and system evaluations demonstrate that an 
additional 5% depletion occurs within the City’s reclamation facility due to operational evaporative 
losses and the off-site hauling and disposal of moisture-bearing biosolids removed from the 
hydrologic system; and, 
 
 WHEREAS, the combined sum of the State Engineer-approved irrigation reuse depletion 
rate (55%) and the operational facility losses (5%) establishes a scientifically justified, aggregate 
depletion requirement of 60% for municipal effluent; and, 
 
 WHEREAS, adjusting the required depletion rate for interior water rights exactions from 
100% to 60% accurately reflects the actual net hydrologic consumption of the City's culinary water 
and wastewater reclamation system; and, 
 
 WHEREAS, taking the above points into consideration, the City Administration 
recommends amending Tooele City Code § 7-26-2(3)(a) as follows: 



 
 (3) State Engineer RequirementsDiversion and Depletion Considerations. 

 (a) For interior use, due to the nature of Tooele City’s water reclamation facility, the 
State Engineer requires that the quantity of water credited to a development applicant upon the 
applicant’s conveyance of water rights shall be that portion of the water right which the State 
Engineer has approved for depletion, and that quantity shall not include any diversion amounts 
which the State Engineer requires to be returned to the hydrologic system.  In other words, interior 
water rights must be approved by the State Engineer for 10060% depletion.  

 
 WHEREAS, on _____________, the Tooele City Planning Commission held a duly 
noticed public hearing, accepted public comment, and forwarded a ____________ 
recommendation to the City Council regarding these amendments to Tooele City Code § 7-26-
2(3)(a), which constitutes a land use regulation under the Utah Municipal Land Use, Development, 
and Management Act (MLUDMA); and, 
 
 WHEREAS, on _____________, the City Council convened a duly noticed public hearing 
to accept public comment on the proposed amendments; and, 
 
 WHEREAS, the City Council has considered the potential impact that this Ordinance may have 
on family health, stability, and formation: 
 
 NOW, THEREFORE, BE IT ORDAINED BY TOOELE CITY: 
 
1. Tooele City Code § 7-26-2(3)(a) is hereby amended to read as follows: 
 
 (3) State Engineer RequirementsDiversion and Depletion Considerations. 

 (a) For interior use, due to the nature of Tooele City’s water reclamation facility, the 
State Engineer requires that the quantity of water credited to a development applicant upon the 
applicant’s conveyance of water rights shall be that portion of the water right which the State 
Engineer has approved for depletion, and that quantity shall not include any diversion amounts 
which the State Engineer requires to be returned to the hydrologic system.  In other words, interior 
water rights must be approved by the State Engineer for 10060% depletion. 

2. Effective Date. City Council notes that this change is likely to immediately benefit land use 
applicants. This Ordinance shall be effective as of the date this issue was first discussed by 
the City Council in its public work meeting, that date being September 2, 2026. 

3. Application. The revised depletion requirement established herein shall apply to all land use 
applications for which water rights are conveyed or otherwise provided to Tooele City under 
Chapter 7-26 on or after the effective date of this Ordinance. 

 
This Ordinance shall become effective upon passage with the effective date stated 

above, without further publication, by authority of the Tooele City Charter. 
    
 IN WITNESS WHEREOF, this Ordinance is passed by the Tooele City Council this ____ 
day of _______________, 2026. 
  



TOOELE CITY COUNCIL 
(For) (Against) 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
______________________________ ______________________________ 
 
 
ABSTAINING:  ___________________________________________ 
 

MAYOR OF TOOELE CITY 
(Approved) (Disapproved) 
 
 
______________________________ ______________________________ 
 
ATTEST: 
 
 
 
__________________________ 
Shilo Baker, City Recorder 
        
 
           S E A L 
 
 
 
Approved as to Form: ___________________________ 
    Matthew C. Johnson, City Attorney 
 



















