ORDINANCE 2016-06

AN ORDINANCE REPEALING AND REPLACING THE TOOELE

COUNTY GENERAL PLAN

WHEREAS, the Tooele County General Plan was originally adopted in 1995, and
although it has had several updates through the years, it has been in need of a significant update
to meet current growth needs and objectives; and

WHEREAS, the Tooele County Commission and County Planning Staff have been
working to update the County’s General Plan; and

WHEREAS, to assist in developing a new plan and offer guidance, a Steering Committee
was established which consisted of approximately 20 representatives of County staff and
administration, Tooele and Grantsville cities, the Tooele County Planning Commission, local
land owners, real estate and economic development experts, other local and regional agencies,
civic and business leaders, and interested citizens; and

WHEREAS, input and feedback from the public was encouraged, documented, and
analyzed through a public scoping meeting, a public planning workshop, and then a public open
house for review of the draft prior to final adoption.

NOW, THEREFORE, BE IT ORDAINED BY THE LEGISLATIVE BODY OF
TOOELE COUNTY, UTAH AS FOLLOWS:

SECTION I — GENERAL PLAN REPEALED. The Tooele County General Plan,
originally adopted in 1995 and thereafter amended, is hereby repealed.

SECTION II — GENERAL PLAN ADOPTED. The Tooele County General Plan
Update 2015 is hereby adopted to read as attached hereto, which attachment is, by this reference,

made a part hereof.




Ord. 2016-06

SECTION III - REPEALER. Ordinances and resolutions in conflict herewith are
hereby repealed to the extent of such conflict.

SECTION 1V - EFFECTIVE DATE. This ordinance shall become effective fifteen
(15) days after its passage, provided it has been published, or at such publication date if more
than fifteen (15) days after passage.

IN WITNESS WHEREOF the Tooele County Commission, which is the legislative
body of Tooele County, passed, approved, and enacted this ordinance this 21 day of June 2016.
ATTEST: TOOELE COUNTY COMMISSION:

A L/ ,444 xf;?y/

WADE B. BITNER, Chairman

Commissioner Bateman voted @%1/7
Commissioner Bitner voted

Commissioner Milne voted

APPROVED AS TO FORM:

ScO7t A. BROADH
Tooele County Attorney
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1 Background & Introduction

PURPOSE OF THE UPDATED GENERAL PLAN

The Tooele County General Plan Update 2015 is an official
document intended to help the public understand the broad
planning goals for the county, and to assist decision makers as
they evaluate future development and growth.

Tooele County adopted the existing general plan in November,
1995, making several updates in the ensuing years, the latest in
2008. The General Plan has not been completely revised and is in
need of a major update to meet current growth needs and
objectives, as follow:

OBJECTIVE 1

STRIVE FOR FISCAL AND ENVIRONMENTAL SUSTAINABILITY.
As a result of the closure of the chemical burn plant, Tooele
County lost significant revenues from mitigation and other fees.
The county has had to reduce costs and manpower significantly
over the past several years in order to remain fiscally sound.
Despite those cutbacks and budget adjustments, the county has
continued to see some growth in recent years. With the
improving economy and increasing growth pressures, the need
to address development and growth is imminent, as it places
constraints on limited resources in Tooele Valley, especially
water.

Tooele County General Plan Update 2015

OBJECTIVE 2

PROVIDE FOR ECONOMIC DEVELOPMENT IN TOOELE COUNTY:
Portions of the Tooele Army Depot have been closed and turned
over to Tooele City as an industrial park. Other areas of the
unincorporated county continue to see interest in commercial
and industrial development. As new economic development
efforts are pursued, more new local jobs will be created in
Tooele County, allowing residents to stay closer to home and
reduce travel demand. The updated general plan should help the
county and its incorporated cities better leverage land use and
transportation needs to meet changing demands.

OBJECTIVE 3
DOCUMENT ACCOMPLISHMENTS AND INCORPORATE NEW

PRIORITIES

Many of the goals and objectives of the current plan have been
accomplished, impacting areas of the county and influencing
current planning directions and priorities. Attempts have been
made to encourage higher density development to the
incorporated cities or to Stansbury Park, where urban services
are available. However, there is increasing pressure to develop
large rural properties with little access to regionalized water,
sewer and similar infrastructure systems. The Updated General
Plan should focus on areas where higher-density growth and
development might be supported, focusing on strategies that
allow more growth where infrastructure is lacking.

1-1 Draft Plan
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OBJECTIVE 4

MEET THE NEEDS OF CHANGING DEMOGRAPHICS

There is a need to address housing needs and choices of a very
diverse population in terms of income. Pressure for “drive ‘til you
qualify” home buyers from Salt Lake County continues to
increase, due primarily to the lower land prices that are available
in Tooele County. New housing options need to be explored to
meet demand while establishing affordability for all income
levels, particularly low-to-moderate income households and the
aging population segments.

OBJECTIVE §

UPDATE AND MODERNIZE THE GENERAL PLAN FORMAT

The General Plan would incorporate new planning ideas and
concepts, re-tooling the elements of the plan and correcting and
updating background information to reflect current conditions to
meet day-to-day planning needs. The updated General Plan
should be user-friendly, easy to understand while taking
advantage of current technology to promote ease of access.

Focus oF THE UPDATED GENERAL PLAN

The updated general plan is focused on land use and housing.
The plan is intended to specifically replace Chapter 4 - Tooele
Valley Planning District and Chapter 17 - Moderate Income
Housing Conditions Plan of the current Tooele County General
Plan. The planning approach that was applied was nevertheless
comprehensive, addressing the broad range of needs and desires
of the county while specifically focusing on the rapidly-changing
Tooele Valley. The updated plan addresses other issues as well,
most related to quality of life issues, livability, urban design and
infrastructure needs. Since the approach was so wide-reaching, it

Tooele County General Plan Update 2015

is essential that the recommendations be reviewed when
addressing other chapters of the existing general plan, including
but not necessarily limited to the following:

Chapter 3 Plan Goals & Policies

Chapter 8 1-80 Corridor Planning District

Chapter 10 Plan Implementation

Chapter 11 Lake Point Community General Plan
Chapter 15 Pine Canyon Township

Chapter 16 Erda Airport Compatible Land Use Plan

The Updated General Plan was prepared in concert with the
Updated Tooele County Transportation Plan 2015, which will
replace Chapter 13 of the existing general plan. The two plans
have been fully-coordinated, and are based on a unified vision.

ORGANIZATION OF THE PLAN DOCUMENT

The Tooele County General Plan Update 2015 documents existing
conditions, analyzes important issues and ideas, identifies key
growth and development principles, and proposes future vision
for growth and development in the Tooele Valley. The plan is
divided into the three separate elements listed below:

1. Introduction & Background
2. land Use
3. Housing Affordability Analysis

Although each element is specific in its focus, land use and
housing are inter-related and coordinated. Specific
recommendations are provided at the conclusion of each
element as a series of Goals, Policies and Implementation
Measures.

1-2 Draft Plan
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GROWTH PROJECTIONS

Population growth projections were prepared to better
understand growth and development demands for Tooele
County as a whole, and the Tooele Valley in particular. As
illustrated Table 1-1 and Map 1-1, the population in Tooele
County is projected to increase from 66,782 in 2015 to 127,340
by 2040, for an overall increase of 61,558. Eighty-six percent of
this growth is anticipated to take place within the Tooele Valley,
with the Tooele population increasing by 27,815, Grantsville by
11,941, Stockton by 500, and the unincorporated Tooele Valley
by 14,638. The population at Lake Point is projected to increase
with slightly more than 600 new residents, and Stansbury Park
with 539,

It should be noted that these population projections are based
on past trends. Actual numbers could be significantly different if
changes arise to mitigate current growth constraints related to
limited water resources and the lack of centralized sewer
infrastructure.

Tooele County General Plan Update 2015

Table 1-1: Population Projections

Tooele Valley

Grantsville
Lake Point
Ophir

Rush Valley
Stansbury Park
Stockton

Tooele City

Unincorporated
Tooele Valley

Remaining County

Vernon

Wendover

Remaining Tooele
County
TOTAL

1-3

(Source, UDOT; ZBPF)

2015
62,425

10,198

1,266

39

451

8,998

687

35,367

5,419
3,356

248

1,576

1,533
65,782

2020
70,918

11,794

1,400

41

457

9,145

771

39,839

7,471
3,963

252

1,779

1,931
74,881

2030
91,400

16,216

1,633

45

477

9,290

966

49,855

12,917
5,523

268

2,240

3,014
96,922

2040
118,540

22,139
1,880
50

502
9,537
1,192
63,183

20,057
8,800

319
2,818

5,663
127,340
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PUBLIC INVOLVEMENT
All steering committee and public meetings were held at the

Identifying key planning issues in Tooele County was an essential Tooele County Building in Tooele.

component of the planning process, helping to ensure that the
general plan accurately addresses anticipated needs and
encapsulates the future vision of county residents and
stakeholders. As summarized below and detailed in Appendix A,
a thorough public involvement process was utilized to capture
the pulse of the community. The process incorporated multiple
opportunities to provide comments, identify issues and provide
feedback throughout the planning process.

STEERING COMMITTEE

A Steering Committee was established during the early stages of
the project to review progress and to provide guidance as the
plan was formulated. Members of the committee included
approximately 20 representatives of county staff and
administration, representatives of Tooele and Grantsville cities,
members of the Tooele County Planning Commission, local land
owners, real estate and economic development experts, other
local and regional agencies, civic and business leaders and
interested citizens.

PuBLIC SCOPING MEETING

The Steering Committee met on four occasions at the following A public scoping meeting was held in mid-September 2015 in
stages: order to receive input regarding community concerns and to
identify issues related to growth and development. The meeting
1. Prior to Public Scoping Meetings held early in the was well attended, with nearly 40 participants taking part (see
process; Appendix A for details.)
2. Prior to a Public Workshop held as part of reviewing
Alternative Planning Concepts; and PusLic WORKSHOP
3. To verify the Preferred Planning Concept; and The public planning workshop was held in October 2015,
4. Prior to a Public Open House Meeting for reviewing the providing participants an opportunity to (1) take part in a visual
Draft Plan.
Tooele County General Plan Update 2015 1-5 Draft Plan
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preference survey, (2) fine-tune preliminary planning principles
and planning direction, (3) participate in focus groups as part of
identifying opportunities and constraints for future growth, and
(4) help identify and develop ideas and concepts related to
future land use and housing needs. Nearly 50 people attended
the workshop, which began with a presentation and concluded
with two facilitated breakout sessions. The results of the
workshop were compiled, summarized and analyzed by the
planning team, and reviewed as part of creating a preferred
planning concept (See summary results below and detailed
results in Appendix A.)

PuBLic OPEN HOUSE TO REVIEW THE DRAFT GENERAL PLAN
Once a preferred planning direction emerged, a Draft Plan was
developed by the planning team. A public open house meeting is

Tooele County General Plan Update 2015

scheduled in early December 2015 to receive public input prior
to plan finalization and adoption in January 2016.

PrRoOJECT WEB PAGE & MEDIA COORDINATION

Tooele County General Plan Update

Piease come to the Public Open House on
December 9th!
| i the flyer helow for more details

S TOOELE
COUNTY

County Website

Tooele County General Plan/Transportation Pian Update

hetp. /v co tooele, utus/

PUBLIC OPEN HOUSE
Draft General Plan/Transporation Plan Updates.
el ot s g Public Warkshop (Alternativas Review)

Public Meetings

st

[ ——— -

o s s e

J Wednesday Decambar 9, 2015
% TOOELE 600 o 0 8§00
LN ot County Saiheg Aabionsm 47 o Mer Strset S Public Scoping Meeting
Welcome Preliminary Draft Maps

upik i Tooele County Land Use Map
Tooele County Zoning Mal

In order to provide easy access to planning information and to
increase public involvement opportunities, the Tooele County
General Plan Update web page was established and hosted on
the Landmark Design website (_http://www.ldi-ut.com/

tooele.html ). The web page provided an electronic venue for
noticing important meetings and events, accessing digital
planning ideas and draft plans as they were developed, and for
receiving public feedback and input.
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Public notices and invitations to the various meetings and
workshops were prepared by the planning team, placed on
Tooele County website and connected to local planning agencies
utilizing on-line links. Noticing was also carried out online, as well
as through the distribution of printed flyers and email blasts.

SUMMARY OF PUBLIC INPUT

The comments, issues and ideas expressed through public
participation were broad and varied. All comments and ideas
were documented, summarized and analyzed, then compared
with input from the steering committee. The existing general
plan and other studies and reports were also reviewed and
assessed. An important outcome of this process was the
emergence of a clear picture of what is desired for the future,
and preliminary guiding principles for directing future growth
and development.

The following is a summary of the key ideas and issues that were
documented:

LAND USE/TRANSPORTATION CONNECTION

e Tooele needs to plan for roads, traffic and alternative
modes of transportation.

e More access points are needed for people to enter and
leave the valley.

¢ Planning for trails - both paved and off-road recreation
facilities for pedestrians, bicycles, ATVs and Horses —is
extremely important to ensure neighborhoods and places
are well-connected.

e An “alternate route” to Highway 36 is needed.

Tooele County General Plan Update 2015

e The county is a blank canvas that needs to be carefully
finished to ensure a well thought-out and balanced
future.

e Transportation and land use be well-coordinated.

e East-west running roads are a problem to be dealt with.

e Highway 36 should be preserved as the main north-south
artery running from Tooele to 1-80; it should not be
overloaded with commercial uses and access points.

e Aroad similar to the Legacy Highway in Davis County
would serve the Tooele Valley well.

e Transportation needs to accommodate the envisioned
land uses.

e The first and last mile from home should be given careful
consideration.

* Bus service and other forms of transit should be better
and easier to use.

¢ Bus Rapid Transit (BRT) with express stops would be
great in Tooele.

® Space should be preserved for potential light rail
corridors.

SENSE OF PLACE

e The Tooele Valley quality of life should be maintained
and preserved.

e The nice small town community feeling needs is highly
valued highly and should be preserved.

e Since Tooele County is known for its wild horses, the
creation of horse corridors and a national horse
preservation center is a good idea.

e Key and iconic open spaces and natural features, such as
the Stockton Sandbar, should be preserved from mining
and other development.

1-7 Draft Plan
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The Tooele Valley is known for its homestead/craft
agriculture products; there is pride in being able to buy
local products.

DEVELOPMENT CONSTRAINTS

There is not enough water to support both residential
development and agriculture. Tooele Valley is not part of
the Central Utah Project (CUP), which would provide
better access to water. There is a little opportunity to
secure water from outside of the valley.

Existing water rights are over-appropriated.

Growth and development should be based on available
water and protecting the aquifer.

Septic systems limit development almost as much as
water.

Low water levels are affecting salt production along the
lake shore.

Improved water practices should be explored to ensure
water is used more efficiently and effectively.

The health department does not approve lots in non-
urban areas that are less than one acre because of the
reliance on septic systems.

Stansbury Park has urban-type services, although they
need to be upgraded to meet future needs.

PLANNING

The purpose of a General Plan is to tell us what we want
to be and how to achieve it.

A good General Plan will provide fundamental guiding
principles and help with whatever change emerges
during the next ten years. A ten year plan is much better

Tooele County General Plan Update 2015 1-8

than twenty year plan, since it is hard to project change
so far out.

Annexation policy plans should be respected as part of
this planning process.

Need to focus on attributes that would attract desirable
employment opportunities to the Tooele Valley. Good
transit and infrastructure, an educated population base,
and access to recreation are some key requirements.
Open space and recreation opportunities are high on the
list of county strengths.

Agricultural land is being developed for residential uses,
resulting in a sprawling and inefficient pattern of
development. The plan should focus on preserving
agricultural land and encouraging better development.
Cluster development is an important development tool
that should be used throughout the area in order to
benefit the region as a whole.

The needs of changing demographics and needs -
including the desire to rent and minimize driving — should
be reflected in the updated plan.

The airport is currently only used by private aircraft - is
there a potential to include commercial flights?

The general plan update should include mixed-use
development as one tool for dealing with anticipated
population growth.

We should consider residential needs in the incorporated
cities when making decisions for the county.

Tooele has good air quality at the moment — how can it
be saved as the area develops?

Small shopping centers at nodes should be investigated
as an alternative to strip development.

The Tooele Army Depot has good potential to be a
thriving business area.

Draft Plan
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e The General Plan should incorporate state-of-the-art
place-making concepts.

e The plan should be inclusive and sustainable.

e The plan needs to identify where economic development
should be located so infrastructure can be planned
accordingly.

e Light industrial and office uses should be enhanced.

ZONING

e Many land owners of large agriculture lots would like to
subdivide their property and rezone portions for
residential uses.

e Higher-density zoning and development depends on the
ability to locate additional water resources and
appropriate sewer infrastructure.

e The existing airport in Erda requires buffers. This impacts
development on the private land surrounding the airport,
triggering a fair-compensation issue.

® Incentives should be developed to encourage cluster
development and good design.

e The distance between communities and amenities hurts
the valley’s economy.

¢ There should be numerous choices regarding residential
and commercial development options.

TRAILS & OPEN SPACE
e More walking trails would help with the overall
transportation plan.
e The beauty of the mountains should be preserved.
e There should be more parks.

Tooele County General Plan Update 2015

e Areas with concentrated development — such as
Stansbury and Lake Point — need to better-connected
with the surrounding areas.

e The Tooele Valley should be a completed pace, where the
community integrates with and strengthens natural
places/open spaces.

¢ The recently-approved county trail system should be
incorporated into the plan.

e Connectivity between roads and trails is essential

UPDATING AND MODIFYING THE GENERAL PLAN

A General Plan generally has a life of five to ten years, although it
often looks 20 years or more into the future in order to
anticipate broader changes. Once the Tooele County General
Plan Update 2015 has been adopted, the zoning ordinance,
development codes and other planning documents should be
reviewed and updated as necessary to reflect the intent of the
plan. This is a critical step to ensure thvision e that in the general
plan are realized.

GOALS AND POLICIES

Goal: To create a General Plan that reflects the vision of the
community.

Policy: Ensure that the General Plan addresses
immediate needs during the next five-to-ten years, as
well as those up to twenty-five years in the future.

Implementation Measure: Update the General
Plan every five to ten years to ensure it remains

19 Draft Plan
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current and reflects new developments and
changing community priorities.

Policy: Ensure that the vision expressed in the General
Plan addresses critical growth and development
implications.

Implementation Measure: Review the General
Plan regularly to ensure it is being implemented
as proposed. If not, make adjustments and
modifications as required.

Goal: To ensure that the vision contained in the General Plan is
maintained despite uncertain growth and change.

Policy: Direct future development to appropriate sites
within unincorporated areas of Tooele Valley that are
well coordinated with growth and development in
Tooele, Grantsville and the special service districts.

Implementation Measure: Monitor population
growth on a regular basis and reflect those
changes in the General Plan.

Goal: To meet population growth anticipated for Tooele
County as a whole and the Tooele Valley in particular during the
next ten years and beyond.

Policy: Update the existing Tooele County General Plan

with new growth projections for the Valley and county as
a whole.

Tooele County General Plan Update 2015

Implementation Measure: Review population
growth projections for Tooele County at least
every five years to ensure they reflect actual
growth patterns.

Policy: Update existing plans and studies to reflect the
projected population increases within the Tooele Valley.

Implementation Measure: Review population
growth projections for the Tooele Valley at least
every five years to ensure the updated General
Plan remains current and reflects reality.

Goal: To create a General Plan that is easy to implement and
utilize.

Policy: Revise existing Toole County policy to match the
vision and ideas contained in the Updated General Plan.

Implementation Measure: Modify existing zoning
ordinances, development guidelines and other
implementation tools to ensure they are aligned
with the vision contained in the updated general
plan.

Policy: Create and utilize tools to promote action and to
ensure implementation matches the vision contained in
the General Plan.

Implementation Measure: Prepare and utilize
Action Plans and Capital Facility Plans that
support the ideas and enhancement concepts
contained in the General Plan.

1-10 Draft Plan
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Goal: To meet the objectives and goals contained in the
General Plan while accommodating future modifications and
changes.

Policy: Consider potential amendments and
modifications to the General Plan only within the context
of a comprehensive, community-wide review.

Implementation Measure: Allow no amendments
to the updated General Plan for a period of one
year following the date of adoption.

Implementation Measure: Consider potential
amendments to the General Plan only during
special meetings devoted solely to that process.

Implementation Measure: Hold special meetings
to consider potential General Plan amendments
on a semi-annual basis only.

Tooele County General Plan Update 2015 1-11 Draft Plan
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2 Land Use

INTRODUCTION

The economic downturn of the late 2000's, coupled with the
shutdown of the Tooele Chemical Agent Disposal Facility signaled the
beginning of challenging times in Tooele County. The slowdowns
brought on by these events, coupled with the loss of federal funds
and jobs, stalled the sizzling development climate. The impact was
particularly acute in Tooele Valley, where growth and development
pressure was brought to a sudden stop.

Conditions have improved in recent years, and once again the
development climate is heating up. However, current needs and
desires are more complex today than they were a decade ago. This is
reflected by new demands for better housing, better planning, better
use of water and land, more amenities and services, and a better
quality of life. The Tooele Valley public clearly expects more,
supporting more sustainable planning and development, better
coordination with Tooele and Grantsville, and growth that is
responsive to the setting, environment and history of the valley and
county.

In order to adequately address these increasingly complex demands,
future patterns of growth need to be adjusted to meet new
expectations. This requires the establishment of a clear vision as a
first step.

As presented in the following pages, a new land use vision has been
identified for the Tooele Valley, which is based on a process of

Tooele County General Plan Update 2015 2-1

careful listening, consideration of past directions and patterns,
consideration of new and emerging ideas and techniques, the
establishment of clear planning principles, and careful consideration
of issues and ideas that are important to the public.

CONTEXT & SETTING OF TOOELE VALLEY

As illustrated in Map 2.1, Tooele Valley is located near the
northeastern edge of Tooele County, immediately south of
Interstate-80 and the Great Salt Lake. Tooele County is the second
largest county in the state, which at 7,200 square miles encompasses
an area that is greater than that of Connecticut, Delaware or Rhode
Island.
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Map 2-1
Existing Conditions
by Zoning
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| Map 2-2
Existing Land Use
in Tooele Valley
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The Tooele Valley extends south from the shores of the Great Salt
Lake toward Stockton, which is punctuated by the Stockton Bar,
which is perhaps the most important natural feature in the area. The
valley reaches east from the foothills and canyons of the Qquirrh
Mountains to the lower slopes of the Stansbury range, which marks
its western edge.

As illustrated in Map 2-2, the valley is large, encompassing the cities
of Tooele, Granstville, and Stockton; the townships of Erda and Pine
Canyon; Lakepoint and Stansbury communities; and unincorporated
county lands that knit these places together. A brief description of
each locale and setting follows.

ToOOELE CITY is the urban center of the Tooele Valley and the
county seat. Growth and development has taken place slowly since
establishment in 1851, which has resulted in a distinct urban pattern,
including a gridded street system in the core, and a distinctive Main
Street. The edges of the city have sprawling streets and blocks, which
are indicative of more recent growth and development. As indicated
in the growth projections presented in Chapter 1, it is anticipated
that Tooele's population will increase by approximately 80% over the
next 25 years, in large part through infill and the development of
annexed land. Tooele's primary growth issues are related to the lack
of water, inadequate sewer system and other similar infrastructure
challenges.

Located in the northwestern part of the Valley, GRANSTVILLE is a
small city of approximately 10,000 which is projected to double in
population during the next 25 years. Similar to Tooele, Grantsville’s
Main Street is a focal point for the city.
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The CITY OF STOCKTON is geographically separated from the rest of
the Tooele Valley by the Stockton Bar, a unique geologic deposit
which visually separates the city from its neighbors to the north and
slightly modifies the local climate. The current population is
approximately 700 residents, which is projected to increase by 60
percent over the next 25 years. The lack of adequate water resources
and centralized sewer are key issues for this small community.

STANSBURY PARK is a planned development that has evolved into a
distinct community. Located at the intersection of SR-36 and SR-138,
Stansbury Park is largely a bedroom community, with commercial
uses limited to areas adjacent to the highways. Opportunities for
future growth and expansion are limited by the lack of undeveloped
land.

ERDA TOWNSHIP was established as an agricultural community, and
is recognized as encompassing the most prime farmland of any area
in the Valley. Originally called Batesville and Rose Spring, the
township has a reputation for producing quality agricultural
products. Growth and development have impacted the agricultural
integrity of the community in recent years, with large lot subdivisions
emerging on former open land. Like most of the other communities
in the valley, the lack of water and a reliance on septic sewage
systems limit growth and has promoted sprawl.

LAKEPOINT is an unincorporated community located at the junction
of I-80 and SR 36.The area has significant potential for growth,
although actual development has been relatively limited to date. A
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development agreement has been approved for the area which
supports much more significant development than currently exists?.

PINE CANYON TOWNSHIP is a small community located near the
eastern benches of Tooele County. The community has a master
growth and development plan, which emphasizes growth in the
center of the township, the preservation of land in the outlying areas
of the community, and maintenance of country lifestyles. Portions of
the eastern bench segments of Pine Canyon are within a superfund
site and therefore not developable. The lack of water and sewer
further limits the development potential of the area, with most
properties relying on private water shares, wells and septic systems.

UNINCORPORATED COUNTY LANDS in Tooele Valley vary widely,
from fully-developed and serviced properties in Stansbury Park and
Lakepoint to large-lot developments that rely on private water
shares and septic infrastructure systems. Undeveloped land zoned
for agricultural purposes dominate the unincorporated landscape,
with significant areas zoned for five-acre and one-acre lot
development. Some areas have better potential to accommodate
growth than others, with some large tracts located in unforgiving
and sensitive shoreland, plain, hill and scrubland areas. Tooele
County regulates these areas, which are a primary focus of the plan.
The lack of water and reliance on septic systems limit growth and
development in most unincorporated areas, which encourages
scattered and inefficient large lot single-family development.

1 |t should be noted that population projections prepared for this plan indicate
relatively small Lakepoint growth in the future, which is reflecting past trends
and the lack of sewer and water resources These projections should be
maodified if conditions change.
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ENVIRONMENTAL & RESOURCE CONSIDERATIONS IN
TOOELE VALLEY

SURFACE WATER & DRAINAGE

Tooele Valley is located in a semi-arid climate, the land rising more
than 1,000 feet above the shores of the Great Salt Lake (4,200') to
Stockton. Long scenic vistas are highlighted by midrange views of the
central valley, the steep slopes of the Oquirrh and Stansbury ranges
looming to the east and west. Surface water generally drains from
the upper mountain slopes toward the shores of the Great Salt Lake,
although there are no rivers or streams, and few discernible
drainageways where the flow of water is concentrated. Due in part
to the large size of the valley, the ground is increasingly susceptible
to flooding near the low, north edges of the valley near the Great
Salt Lake. Detailed studies and proper upstream planning is essential
for limiting flooding and other drainage issues in the area.

WATER & SEWER

Access to sufficient water resources was regularly mentioned as
being one of the most important factors that affect growth and
planning. The Tooele Valley relies almost exclusively on groundwater
for its agricultural, municipal and industrial water needs. Estimates
of total groundwater recharge and safe yield vary, although it is
generally accepted that the valley will be facing deficits as growth
continues, and that agricultural land will need to be taken out of
production to compensate for development demands.

Septic systems- also known as individual onsite waste water disposal
systems- are permitted and inspected in the Tooele Valley by the
Tooele County Health Department. These are used by homes that
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are not able to connect to municipal wastewater systems. Nearly all
homes in the unincorporated areas of the valley use septic waste
water systems.

Since the unincorporated valley has limited water resources and no
access to centralized wastewater systems, concentrated
development will be difficult to achieve without the identification of
new resources, ideas, approaches and technologies.

OPEN AND SENSITIVE LANDS

The Tooele Valley is surrounded by large areas of open land that
contribute to the broad views and unique vistas found here. As
indicated through the public process, open space and natural areas
are highly valued, and should be protected and preserved to the
greatest degree possible. Such areas are also important as wildlife
habitat, grazing and farming, and as places to engage in outdoor
activities and recreation.

Much of the open land in the valley is privately owned, with
federally-owned parcels concentrated in the foothills and military
sites. Smaller public tracts are held by the State of Utah, and
significant portions of the Oquirrh Mountains are owned and
managed by Kennecott Utah Copper LLC.

Publicly-owned lands are generally managed to sustain health,
diversity and productivity for the use and enjoyment of present and
future generations. Open lands that are privately owned are more
susceptible to change and modification than public lands, and
generally require a different set of tools to help prevent the
complete loss of these resources as open space.
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As listed below and described in greater detail later in this chapter,
several tools are available to preserve private land as meaningful
open space while maintaining inherent development value. No single
tool is appropriate for all properties or situations, and each tool must
be matched to specific conditions and circumstances.

e TOOL1: Application of cluster development which
incorporates compact development and of the preservation
open space;

e TOOL2: Zoning and development restrictions that prohibit
development on sensitive lands; and

e TOOL 3: Use of Conservation Easements, Land Banks and
outright purchase to remove critical open space from future
development.

EXISTING LAND USE

Existing land use patterns in The Tooele Valley reflect distinct eras of
growth and development. Maps 2-1 and 2-2 illustrate these patterns
from high vantage points, providing an overview of past growth and
development trends and future planning opportunities.

To generalize, the bulk of development is concentrated within the
cities and towns, emanating outward from primary streets and roads
to the nearby blocks and outlying areas. The unincorporated lands
are generally less developed than the urban areas, which is due in
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large part to the lack of centralized water and sewer systems in these
areas and the dominance of rural uses over the years.

Open space and undeveloped land dominate, with residential uses
scattered throughout the valley. The bulk of residential uses are
single-family homes in all locations, illustrating the limited housing
options currently available.

RESIDENTIAL

The style and density of single-family homes varies by location,
although there is a general lack of diversity. The largest homes tend
to be located on the largest lots, and many of the oldest homes are
located near cities and townships. Condominiums are relatively small
contributors to the overall residential profile of the valley, tending to
be located in the urban areas. Mobile homes are generally clustered
in small neighborhoods.

COMMERCIAL & INDUSTRIAL

The range of commercial uses is fairly broad, encompassing
commercial shops and big-box uses in central Tooele, industrial park
developments at the former Tooele Army Depot, gas stations and
similar uses at key nodes along SR-36, and a mix of highway-based
commercial and industrial uses near Interstate-80 at Lakepoint and
along SR-36 between Grantsville and Interstate-80. Offices and
similar uses tend to be concentrated in Tooele, with smaller office
developments scattered along the key roadways linking the cities
with Interstate-80.

The Tooele Army Depot occupies a large tract of land west of Tooele
and south of Grantsville. A small portion of the depot has been
severed from the main site along the western edges of Tooele,
transferred to the city, and is now emerging as an industrial park.
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As industrial development intensifies in Salt Lake County and space
becomes scarce, companies are likely to look to Tooele County and
the unique resources it offers for industrial development. However,
the lack of water and centralized sewer is a significant deterrent to
significant, large-scale commercial and industrial development at
present.

PUBLIC AND INSTITUTIONAL

This category includes schools, government offices and similar uses.
In general, the majority of government offices and operations are
located in Tooele, which is the county seat. Schools are spread
throughout the valley in close proximity to neighborhoods and
population concentrations.
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OTHER LAND USES

Numerous churches and places of worship spread throughout Tooele
Valley, primarily within residential districts and urban
neighborhoods. A few parks and trails are scattered throughout the
area, primarily in the cities and townships. Deseret Peak Sports
Complex is a county-owned facility located on the western edge of
Tooele adjacent to Highway 112. It is one of the most diverse
recreational facilities in the entire state, containing the largest
surface area pool in Utah, baseball and softball fields, soccer fields, a
BMX track, an equestrian center, a motocross track, playgrounds and
a putting green. It also houses the Oquirrh Mountain Mining
Museum and the Utah Firefighters Museum.

e Tam

Other miscellaneous uses include large tracts of open land near the
shores of the Great Salt Lake. Tooele Valley Airport currently
provides many aviation-related services, including business-related
flying, sky diving, law enforcement/fire/rescue flying services,
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recreational flying and flight training. The airport is located
approximately 5 miles northwest of Tooele, near State Highway 138,
south of Erda Way. It is operated with one primary runway, oriented
in a general north-south direction, along with a supporting parallel
taxiway system. The single runway is 6,050 feet in length and 100
feet in width. The most recent Airport Layout Plan was completed in
August of 2000.

Additional land is required to meet future expansion and safety
zones for the airport. This has significant impact on the development
plans for properties in the vicinity, requiring careful planning and
positive communication to help ensure negative impacts are
minimized, and to reassure the affected property owners that they
will be adequately compensated for their losses.

EXISTING ZONING

As illustrated in Map 2-1, the Tooele County Zoning Ordinance
currently includes five industrial zones, five commercial zones, two
agricultural zones, and eight residential zones, including one that is
intended to facilitate flexible clustered development.

The relationship between the general plan and the zoning ordinance
is often misunderstood, despite clear legal and administrative
differences. The general plan is a guide for the future use of land,
while the zoning ordinance regulates the use of land in the present.
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The general plan is not a binding, legal document, lending instead
legal strength to the zoning ordinance.

This updated general plan provides decision-makers an opportunity
to look beyond day-to-day zoning and development issues, providing
guidance and vision for the future. The general plan can help
improve the quality of life of valley residents, although its
effectiveness is directly related to the willingness to implement the
recommended ideas and the diligence required to keep it current
and relevant as conditions change.

Once this General Plan has been adopted, modifications to the
existing zoning ordinance will need to be implemented.

SELECTING A PREFERRED LAND USE CONCEPT

Locating the best areas for future growth is an elemental function of
this planning effort. The large expanses of open land and great
distances between existing settlements illustrate the importance of
establishing a clear planning vision to guide growth and
development. In order to develop a responsive vision, a three-step
analysis and assessment process was applied as described here,
which eventually resulted in the formation of Preferred Land Use
Plan.
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Figure 2-1
Opportunities and Constraints of Land Available for Development by Zone
(see Map 2-6 for the location of each area)
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IDENTIFYING LAND AVAILABLE FOR
DEVELOPMENT

Step 1:

In order to understand where land is available for future growth, a
system of overlays was used to eliminate developed and otherwise
unsuitable land areas. As illustrated in Map 2-3 and detailed in
Appendix B, the overlay process eliminated the following areas from
consideration:

e Municipalities and Developed Land;

e Transportation Corridors;

e Federal and State Lands;

e (Critical and Sensitive Lands (water bodies, streams,
shorelands, wetlands, floodplains, areas with high water
tables, steep slopes unsuitable for development)

¢ Declared Annexation Areas

This process resulted in a composite map that highlights the land
available for development (Map 2-4.) The results were further
refined, eliminating urban annexation areas from the mix (Map 2-5.)
The resulting land was then analyzed to determine inherent
opportunities and constraints (Map 2-6.) A description of this
analysis is described in Figure 2-1.

STEP 2: ESTABLISHING KEY LAND USE PRINCIPLES

Once the land available for development was determined, principles
for guiding future growth and development were established. As
listed below, four principles emerged from a large preliminary list
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LAND USE PRINCIPLE 1
Create density and intensity near cities, services and gathering
places, including schools and centers.

LAND USE PRINCIPLE 2
Use flexible and creative planning to achieve better neighborhood
growth and development.

LAND USE PRINCIPLE 3
Develop Tooele County into a self-sufficient region that includes
adequate employment and service opportunities.

LAND USE PRINCIPLE 4
Preserve public lands, historic sites, cultural landscapes and scenic
resources as part of a comprehensive planning approach.

The four principles were then illustrated as "image boards", applying
a variety of images to capture the essence of each principle (see
Appendix C.) These were presented to the members of the public
during a planning workshop, helping to determine the preferred look
and visual characteristics of each principle (see Figures 2-2 through
2-5 on the following pages for a ranking of the images.) This process
helped define the preferred types of growth and development,
which were ultimately used to create Land Use Options for the
valley, as described below.

STEP 3: CREATING AND ANALYZING LAND USE OPTIONS

A series of Land Use Options were developed, each addressing the
uses supported by the four principles. These were eventually refined
into three distinct options, which are illustrated in Appendix D and
described here:
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Figure 2-2
Land Use Principle 1

@ LAND USE PRINCIPLE: Create density and intensity near cities, services, and gathering
places, including schools and city centers.

“Better suited to cities, not "Ne Daybreak.”

dislike neutral like

“Better retail options—
improves ecanomy, jobs,
business location,”

“Wide open landscaping and parks are great.”

“This ts nice”
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Figure 2-3
Land Use Principle 2

@ LAND USE PRINCIPLE: Use flexible and creative planning to achieve better neighborhood
growth and development.

“Moved ot of the SLC valley to
wvoid this type of neighborhood.

) N~

“Lots are too small”

“People don't like this
look, but we have ta have
subdivisions.”

“Too clase
together”

“Like mix of types and use.”
“Looks like Daybreuk. :(*

“Too high density”
“Lirnit high density housing”

“Plenty of space.”

“Need for increase in fire
equipment for high rise”
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Figure 2-4
Land Use Principle 3

@ LAND USE PRINCIPLE: Develop Tooele County into a self-sufficient region that includes
adequate employment and service opportunities.

“ILess industries Auto/meditech. Yes!”

involving toxic waste.”

dislike neutral

“Great aftraction to lure

out-of-towners”
I don't think anyone f

knows what this is” “Auto/med/tech. Yes!”

“Dushike tiis siatement.”
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Figure 2-5
Land Use Principle 4

@ LAND USE PRINCIPLE: Preserve public open lands, historic sites, cultural landscapes, and
scenic resources as part of a comprehensive planning approach.

“Muintain and keep
open use trall systems” o
pe +3

“Preserve the gravel bars and
unigue aspects of the Toocle Valley

landscape created to geologic
deposits at edge of foothills”

“Bury power lines”

“A park at Adobe Rock. Access
please. (And Grantsville
Woolen Mill toof)” §

like

“Provide horse-friendly
neighborhoods.”

“Less fences.”
“Preserve bird and
iho b - “S-acre neighborhoods
T it (east Erda) should
remain 5-ucre
neighborhoods.”
+1 -
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LAND USE OPTION 1: BASELINE

This option assumes that development continues as currently
permitted, with an emphasis on sprawling, large lot development.
Growth and development is controlled by access to limited water
resources and the use of septic sewage systems. Strip commercial
will continue along SR-36 and be allowed along the yet-to-be realized
Midvalley Highway.

Outcomes include the following:

e Continuation scattered development patterns;

e Inefficient and costly utilities and infrastructure;

e Long commutes to work in the Salt Lake Valley; and

e Tooele Valley's role as bedroom community to the Wasatch Front
is maintained.

LAND USE OPTION 2: CENTERS & INDUSTRY

This option assumes that development shifts to new nodes and
centers along SR-36, that water rights can be directed to these
locations to accommodate denser development and urban-type
services. Density is directed near existing cities, enhanced by new
transit and multi-modal transportation opportunities.

Possible Outcomes are significantly different from current directions

and patterns, as follow:

e (Clustered development and the preservation of open space are
the norm;

e  Walkable/bikeable places and destinations;

e Light industry shifts to the valley core and heavier industries
remain along the north and west valley edges. Opportunities for
low-density and dispersed residential development are
maintained along the east and west edges of the valley.
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LAND USE OPTION 3: DISPERSED CENTERS/UNIFIED STRUCTURE
Assumes that development shifts to new nodes and centers along
SR-36 and Erda Road, water-rights can be directed to these locations
to accommodate denser development and urban-type services.
Density is directed near existing cities, enhanced by new transit and
multi-modal transportation opportunities.

Possible outcomes diverge significantly from current directions and

patterns, as follow:

e (lustered development and the preservation of open space are
the norm;

o  Walkable/bikeable places and destinations;

e Light industry shifts to the valley core and heavier industries
remain along the north and west valley edges;

e Opportunities for low-density and dispersed residential
development are maintained along the edges of the valley.

The three alternatives were presented to members of the Steering
Committee, who helped select Concept 2 as the Preferred Land Use
Concept.

FUTURE LAND USE

Based on the input received, there is clear support for a new model
of growth and development in the Tooele Valley, one that sidesteps
the scattered/low-density development patterns and sprawl which
have predominated in the past. Concentrating growth and density at
centers and transportation nodes is supported, although the form
and intensity of these places should be tempered to fit in with the
rural setting. There is also strong support for clustered development
and the preservation of meaningful open space for trails and
recreation purposes.
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An illustration of how the land
use patterns surrounding
Highway could be positively
transformed through the
implementation of

Mixed Use Centers at key
nodes/Density Residential/
Mixed Residential/ Clustered
Development/Rural
Residential.

The result preserves existing
uses while connecting them
with a range of neighborhoods
along a coordinated trail and
open space system.

Figure 2-6
Highway 36 — Today and Tomorrow

Existing

At Build-out

ol
20 reevwoy commmescia/iraywsy ¥ ] - e~
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Map 2-7 (Future Land Use) is a refinement of the Preferred Land Use
Option, illustrating how the Tooele Valley might appear at build-out.
To summarize, Tooele Valley is envisioned to be a more sustainable
place with state-of-the-art transportation infrastructure and
development. It is a walkable and bikeable place, which maximizes
infrastructure capacity to provide a range of services within easy
access of homes and neighborhoods. The future land use vision
reflects desire for a more “livable” and self-sufficient valley, with a
focus on providing a wider range of housing options, the
preservation of open space and critical lands, and the creation of
iconic centers at key intersections that respond to the local "sense of
place" (see Figure 2.6.)

It is assumed that adequate water resources and sewer
infrastructure will be provided to support more concentrated
development than is currently supported. This will take time and
perseverance. The use of pipelines to provide to move water
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resources to development areas and the use of package sewage
treatment plants are two ideas with good potential to meet these
needs, although detailed analysis is required to determine site
specific requirements.

HiGHWAY COMMERCIAL/ENTRYWAY

A gateway commercial center is envisioned at the northeast
entrance to the valley, providing regional commercial needs while
establishing a progressive image of the valley and county in the
process. The area should build upon existing commercial uses in the
area, incorporating a wider range of uses along improved road and
access points to the south. The design should leverage the Great Salt
Lake and surrounding landscape to create a captivating statement
that will encourage visitors to stop and explore the surroundings..

MIXED USE CENTERS

Key nodes along SR-36 and in the Lakepoint community should be
developed into mixed use centers. As lllustrated in the concept
diagram in Figure 2-7, these places are located are envisioned to be
thriving mixed-use destinations that serve the surrounding areas
with services. The centers should range from one-quarter to one-half
mile in extent, and should be carefully designed to capture the
unique vernacular forms and themes that define Tooele Valley.

Residential density should range from a minimum of ten units per
acre and up to fifteen, helping to create a core population to support
alternative transit modes. The centers should merge seamlessly with
Density Residential areas at the edges, utilizing carefully design open
space corridors, plazas and green spaces to link the two districts into
unified places
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Figure 2-7
Envisioned Centers

Highway Commercial/Entryway Example of Erda Way Mixed Use Center Concept
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DENSITY RESIDENTIAL

This category encompasses a range of residential forms, styles and
densities, all laid out in @ manner that results in engaging and
coordinated neighborhoods. Single-family residential uses at net
densities ranging from two to eight units per acre are envisioned,
utilizing Clustered Development and similar techniques to help
integrate residences with the natural attributes of specific sites and
surrounding landscapes. The provision of neighborhood gardens,
parks, corrals, trails and other amenities are all possible, depending
on the concept. Clustered Development also provides opportunities
to access to large tracts of regional open space and recreation
amenities not otherwise possible in more typical developments.

Figure 2-8
"Centers" Concept Diagram

Rural Residential
/ Mixed Use/

Commerical Center

Density
Residential

Greenways/
Open Space

Low-Density
Residential/Cluster
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MIXED - DENSITY RESIDENTIAL/ CLUSTERED DEVELOPMENT

This category will continue to be the most prevalent residential use,
encompassing new development areas and infill within existing
single-family neighborhoods. New neighborhoods should be
developed with a wider range of housing types, including Clustered
Development, which should become the norm rather than the
exception. Anticipated densities should range from two to four units
per acre, depending on specific site and infrastructure opportunities.

RURAL RESIDENTIAL (5 TO 20 ACRES LOTS)

This category will continue along the east and south edges of the
valley where water is limited, septic systems are the norm, a rail line
limits access, and contaminated land limit development potential.
Both infill and new neighborhoods should be considered, with
Clustered Development utilized to preserve meaningful open space
corridors. One-acre lots should be the minimum lot size, meeting
county health department limitations for septic sewer systems,
which are assumed. Five-acre, 20 and 40-acre lots should also be
permitted according to existing standards and regulations.

INDUSTRIAL

These areas provide opportunity to implement a wide range of
industrial and business park developments as part of strengthening
the local economy and job market. Establishing a business park
should be a top priority. Heavy and polluting industries should be
expressly forbidden, in deference to nearby residential uses and to
maintain the good air quality that currently exists in the valley.

Draft Plan
December 9, 2015



Figure 2-9
Envisioned Residential

ENVISIONED RESIDENTIAL

Density Residential Mixed Residential/ Rural Residential
Clustered Development
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Figure 2-10
Envisioned Industry

ENVISIONED INDUSTRY

industrial development should be grounded on past traditions while
looking forward to new opportunities.

Lake-Based Industries
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LAKE-BASED INDUSTRY

Existing salt extraction operations should continue to be supported
along the lake shore, with limited ancillary industries and commercial
operations encouraged as part of diversifying the economic profile of
the valley. Care should be taken to ensure that future development
considers sensitive lands as part of receiving development approvals.
Furthermore, the provision of public access to the lake shore should
be encouraged as a long-term goal, perhaps including a shore
preserve and interpretive trials and facilities.

REGIONAL PARK (LONG-TERM)

A large regional park is envisioned to be created at the Tooele Army
Depot. The reality of achieving this lofty goal is demonstrated by the
transformation of the former Rocky Mountain Arsenal into the Rocky
Mountain Arsenal National Wildlife Refuge, ten minutes from
downtown
Denver. A similar
facility to the
Tooele depot, the
new refuge is
nearly 17,000
acres in extent,
making it one of
the largest urban
wildlife refuges in
the United States. Consisting of open lakes, wetlands, prairie
grasslands and woodland, the Denver project should serve as a
model and inspiration for the long-term transformation of the depot
into a world-class regional park to serve the valley and visitors alike.
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GREENWAYS & OPEN SPACE CORRIDORS

Numerous small drainages and stream beds are located in the valley.
These features not only provide a connection with the natural
setting, they can be used to help mitigate the impacts of flood and
rain events. Rather than burying and piping these features, they
should be incorporated into the structure of the City to serve as
natural drainage ways, trail corridors and wildlife corridors, to the
greatest degree possible.

A robust web of regional and local greenways and open space
corridors is envisioned, helping to link the cities and townships with
new and established unincorporated neighborhoods. The greenway
system should be established as part of a "green spine", utilizing the
natural drainages and waterways as primary routes, which are
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Figure 2-11
Envisioned Parks, Open Space, Trail Corridors & Natural Areas

ENVISIONED PARKS, OPEN SPACE, TRAIL CORRIDORS & NATURAL AREAS
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interlinked with smaller, more localized corridors. It is assumed that
multi-purpose trails will be provided in all of these spaces, with
natural parks, agricultural fields and natural open spaces preserved
along the edges to maintain the coveted rural look and feel that
defines the valley.

COMMERCIAL

Commercial uses should be integrated at identified centers and
nodes in the unincorporated areas, avoiding the pitfalls of typical
roadside sprawl. It is assumed that larger commercial uses will be
sited at the Highway Commercial/entryway district in Lakepoint and
within the surrounding cities.

PARKS, OPEN SPACE & NATURAL LANDSCAPE AREAS

Tooele Valley is dominated and defined by the large tracts of open
land, some of which is likely to remain undeveloped due to natural
constraints and others will be developed. Since the focus of this plan
is on density radiating from the centers and clustered development,
the preservation and linkage of large tracts of open space is
assumed, creating a unique place to live and helping to maintain the
unique Tooele Valley sense of place.

THE STOCKTON BAR — PRESERVE AND PROTECT

The Stockton Bar is perhaps the most important natural feature in
the area. Well known as being the biggest and best preserved, wave-
deposited sandbar in the Western Hemisphere, this unique feature
attracts geology buffs and scientists. The sandbar is an important
open space amenity, providing a place to hike and explore the
unique geologic feature and surrounding landscape.
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Over the years there have several attempts to mine the bar, which
would be an incalculable loss. Tooele County citizens and decision-
makers should remain vigilant to ensure this unique feature is
preserved and protected.

“The Great Bar at Stockton, Utah” as illustrated in Lake Bonneville, U.S. Geological Survey
Monograph 1, by G.K. Gilbert (1890). The name has subsequently been shortened to Stockton Bar.
US Geologic Society
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INFRASTRUCTURE & UTILITIES feeling is a critical aspect of this plan. The following is a list of specific

Existing utility corridors (pipelines, canals, power lines and similar tools for maintaining the Tooele Valley identity and allure.
conveyances) will remain in the future, with new facilities required

as need to meet the needs of a growing valley. Existing utilities MAINTAINING VIEWS AND VIEWSHEDS IN THE TOOELE VALLEY
should be maintained as required, and land reserved to meet the Since first impressions often establish one’s perception of a place,
future needs. Existing and future utility corridors should be special efforts should be taken to improve the sweeping views of
incorporated as part of the county open space and trail corridor Tooele Valley for Interstate-80 motorists. Efforts should include
system, as appropriate, with water and wastewater treatment cleaning up unsightly properties immediately adjacent to the
facility sites located and preserved in to meet future needs. roadway, limiting building heights, and carefully coordinating

development to maintain fully connected viewsheds to the south.

TR Sl AR s oy S

Roads and Transportation Facilities

Future road, rail, transit, trail and other transportation facilities
should be maintained and extended to meet the transportation
needs of the community. This is particularly critical in areas
earmarked for new development (see the Updated Transportation
Plan 2015 for details.)

PRESERVING THE TOOELE VALLEY SENSE OF PLACE
As already established, the Tooele Valley has a distinctive "sense of
place". Maintaining the characteristics which contribute to this

Under most circumstances the use of trees and vegetation could
help soften and buffer freeway views. Since the surrounding
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landscape is so open and stark, the introduction roadside trees and
plants might seem out of place and difficult to maintain. Such
screening efforts are likely to contrast with the surroundings,
drawing attention away from the unique landscape and diminishing
the intended effect.

It is therefore suggested that freeway enhancements be restrained,
focusing on public artwork and carefully-conceived man-made
features rather than ineffective and difficult to maintain landscape
enhancements.

ROADWAY ENHANCEMENTS (PRIMARY & SECONDARY)

Special streetscape improvements should be provided along key
entry roads and valley boulevards, such as SR-36, Midvalley Highway
and Erda Way, for example. Primary and secondary boulevard
treatments should be developed for the various street types (see
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Transportation Master Plan Update 2015), providing a unified yet
distinct series of streetscape treatments. Each boulevard should
incorporate street trees, landscaping, lighting and similar
enhancements that distinguish each boulevard as an attractive
passageway.

COMMUNITY GATEWAY ENHANCEMENTS

Clear indications that one has arrived in the various Tooele Valley
destinations should be developed as part of a unified Community
Gateway Program. Special gateway treatments should be created at
key entrances to Grantsville, Tooele, Stansbury Park and Lakepoint.

A variety of methods and forms can be used to create these features,
including enhanced landscaping, coordinated signage, landforms and
berms, landscape art and sculpture, walls and structures, special
lighting, in addition to the removal or relocation of unattractive
properties and uses.

KEY INTERSECTION ENHANCEMENTS

Smaller gateway treatments should be considered at the various
Mixed Use Centers proposed along SR-36 and in the heart of
Lakepoint community. These nodes should receive special design
attention to help lead visitors to and through the valley. Design
inputs should go beyond wayfinding, incorporating public art and
special landscaping to help reinforce unique neighborhood
characteristics and special flavors that define each destination.

Draft Plan
December 9, 2015



&
>
=2
-

The gateway treatments should utilize a unified palette and design language, with individual variations highlighting the
special qualities of each community. The basis of gateway design should be related to the special qualities of The
Tooele Valley, including the open valleys, steep mountain slopes, the Stockton Bar and Great Salt Lake shorelands.
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PossIBLE TOOLS TO PRESERVE PRIVATE OPEN SPACE AND
PROTECT SENSITIVE LANDS

1. Open Space Design Standards - Clustered Development

Open Space Design Standards (OSDS) can be used to preserve
agricultural land, wildlife habitat, and open spaces while allowing an
equal or higher level of development on a smaller area of land.
0OSDS's may establish and dictate sites to be preserved such as
sensitive lands, farmlands, stream corridors, rural road buffers, view
corridors, and other open space features that have been identified
by the community as important. OSDS's generally require the
“clustering” of development in order to preserve open space and
protect property rights.

OSDS's allow, encourage or require development to be “clustered”
onto a portion of the site. The remaining property is preserved as
open space through a conservation easement. Open space
preservation in new development areas can be encouraged through
incentives, such as allowing full density with clustering or reduced
density without clustering. These mechanisms are not considered a
“taking” because there is still reasonable and beneficial use of the
property. They do not regulate density per se, just the pattern of
development.

In order to encourage and facilitate clustered development, it is
important to: 1) treat cluster developments equally with
conventional subdivisions in the development review process; 2)
favor clustering in special areas; and 3) encourage cluster
development as a standard specifically for the preservation of open
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space. As a general rule, OSDS's are a part of an overlay or special
district.

As described below, Open Space Design Standards have several
advantages over other means of preserving open space.

e They do not require public expenditure of funds such as
for the purchase of property;

e They do not depend on landowner charity or
benevolence such as in land or easement donations;

e They do not need a high-end market to make them
affordable;

e They do not involve complicated regulations for transfer
of development rights; and

e They do not depend on cooperation between two or
more adjoining property owners.

The accompanying figure illustrates a typical clustered subdivision
design . Note that homes have been clustered, allowing
approximately half of the site to be preserved as open space. Access
to the open space in such areas may be accessible by the public or
limited to subdivision residents, depending on the purpose of the
open space and the specific conditions of each project. However, it is
assumed that public trail corridors will be a primary use in such
places.
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Figure 2-12
Clustered Development Concept Diagram
CONSEFVATION EASENENT -

Source — Randall Arendt, Rural by Design

It is understood that use of the Tooele County Planned Unit
Development (PUD) provisions contained in the existing land use
ordinances have been ineffective for preserving open space and
creating better designed neighborhoods. Most cluster subdivision
ordinances specify that multiple parcels may participate in a
clustered development provided the parcels are adjacent to each
other. This allows the transfer of density from one or more parcels
onto a single parcel, or portion of a single parcel. Similarly, non-
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adjacent parcels could be allowed to combine density and transfer it
onto a concentrated site where services such as sewer and culinary
water may be available. This technique allows land owners to seek
development partnerships that may not otherwise be available
between adjacent owners, and may encourage the free market to
preserve more continuous greenbelts of open space, and
concentrate development of new homes and businesses into a more
compact growth pattern. The advantages of this development
pattern include reduced costs to service growth, greater
opportunities for farming or wildlife habitat activities, and larger,
more continuous open space areas.

Several Clustered Development model ordinances are provided in
Appendix 5 for reference and inspiration.

2. Zoning and Development Restrictions: Sensitive Lands Overlay
Example

This tool requires additional regulation on underlying zoning
districts, with special restrictions on unique resources, hazards or
sensitive lands. However, a Sensitive Lands Overlay does not provide
for complete control of the land. Such overlays might be applied over
core habitats, grazing land, stream and river corridors, and other
sensitive lands described in a corresponding Sensitive Lands Overlay
Zone. Specific measures are then created to protect these areas.
Within each category of protected land, specific regulations can be
devised to treat specific density, open space, site design and building
design requirements.
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3. Fee Simple Title (Outright Purchase)

Desirable open space properties (recreational or agricultural) may be
purchased and held by a responsible agency or organization for that
purpose. Because of the potential for a very high cost of acquisition,
fee simple acquisition should be reserved for highly important,
critical parcels for which no other strategy can feasibly be used.
Although fee simple title or out-right purchase can be the most
expensive option, there are other opportunities that are available to
help recover some of the initial investment.

4. Purchase and Sellback or Leaseback

Purchase and Sellback enables a government agency to purchase a
piece of land along with all the rights inherent in full ownership, and
then sell the same piece of land without certain development rights,
depending on the preservation objective related to that parcel of
land. The restrictions placed on development can range from no
development to requiring clustered development. Purchase and
Leaseback is similar, although instead of selling the land, the agency
leases it with restrictions in place. In this manner the agency is able
to recoup some of its investment in the form of rent.

5. Conservation Easements

Conservation Easements have gained favor and popularity with
property owners and preservation groups alike in recent years. These
easements remove the right to develop from the usual bundle of
property rights. Separation of development rights is accomplished in
three ways:

Tooele County General Plan Update 2015 2-36

e Donations: The property owner willingly donates the
development value of the property to a land trust or
other organization, and agrees that the property will
never be developed. Tax incentives are available for such
donations.

e Purchases: The property owner sells the right to develop
the property to a land trust or other organization, which
agrees that the property will never be developed.

e Transfers: The property owner transfers or trades the
value of the right to develop the property to another
entity, which may use that right on another property
agreed upon by the jurisdiction administering the trade.

Conservation Agreements prevent alterations to a designated piece
of land. Most land uses are prohibited, although certain uses such as
farming, nature conservation, passive recreation and other “open
space” uses may be allowed. Of the three methods (donations,
purchases and transfers), transfers are the most complicated.

The conservation easement “runs” with the land and is recorded
with the deed. Typically, the easement is granted to a land trust,
land conservancy, or a government entity. The easement is typically
agreed upon with the property owner who retains ownership of the
property, but gives up the right (by selling, donating, or trading) to
develop it or to use it in ways that are incompatible with the open
space goal. The entity receiving the development rights agrees to
hold the development rights in order to maintain the area as open
space. Often there are IRS tax advantages to the benefactor for the
value of the donated development rights.
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6. Land Banking

Local governments have used this option only rarely as a means for
preserving land, primarily due to its often-prohibitive costs. This tool
involves the purchase of land and holding it for possible future
development. Often the land is purchased and leased back to the
original owners so as to continue its immediate use, such as
agricultural production. Agencies interested in this option should
have the ability to purchase and condemn land, to hold and lease
land, and to obtain debt financing for its purchase.

GOALS AND POLICIES

Goal: To conserve limited water resources.

Policy: Encourage water conservation through policies and
ordinances that reduce indoor and outdoor water use.

Implementation Measure: Adopt a water conservation
landscape ordinance.

Implementation Measure: Adopt an indoor water use
ordinance that requires low flow plumbing fixtures and

other means to conserve water.

Implementation Measure: Utilize water conserving
landscape design and methods on all public projects.

Goal: To maintain and protect critical open lands and other
sensitive lands in the Tooele Valley.
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Policy: Modify the existing county code to address the need
to protect critical open space and sensitive land.

Implementation Measure: |dentify and map critical open
space and sensitive lands with the intent of establishing
protection and preservation areas.

Implementation Measure: Develop a Critical Open Space
and Sensitive Lands Overlay Zone which addresses
specific lands to be protected and the tools and
mechanisms available for implementation.

Implementation Measure: Ensure that future growth
does not extend into critical habitat areas for sensitive
and threatened wildlife.

Goal: To encourage a wider range of residential and mixed uses to
meet projected future population growth.

Policy: Allow and encourage new residential development
models that meet the future needs of the community.

Implementation Measure: Modify existing ordinances
and codes to facilitate Clustered Development.

Implementation Measure:_Investigate the
applicability of utilizing of packaged sewer plants in
areas of the Tooele Valley that are designated for
higher density development.
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Implementation Measure: Modify existing ordinances

and codes to allow mixed-use development at key Policy: Cooperate with Tooele School District officials and

nodes and destinations. other public service providers to locate and reserve
appropriate sites for schools and other public services, as
needed.

Implementation Measure: Create detailed guidelines

and educational information regarding the benefits of Goal: To protect transportation corridors and minimize impacts on

new residential models, including Clustered surrounding land uses.

Development and Mixed Use development.

Policy: Introduce minimum setbacks between new
Policy Implement specific improvements to enhance key residential uses, railways and road corridors.
roadways in the valley.

Policy: Utilize transitional land uses, physical buffers such as

Implementation Measure: Investigate a variety of walls fences and vegetation to separate residential land uses
improvements within the public realm (road right-of- from industrial and similar incompatible land uses.

way) and private realm (parking lots, front yards,

etc.). Specific ideas to be investigated include Goal: To protect and conserve critical agricultural land.
streetscape enhancements, redevelopment,

coordinated signage, etc. Policy: Investigate new zoning ideas to help maintain

existing agricultural uses in key open space areas.
Goal: To improve valley views along Interstte-80 and along major
road corridors in the City. Policy: Modify existing ordinances and codes to protect
critical open space and view corridors in the valley.
Policy: Create a coordinated program of streetscape and
right-of-way improvements. Goal: To protect and conserve critical agricultural land, sensitive
lands and sensitive natural features in the community.
Implementation Measure: Prepare a landscape

master plan for each corridor, identifying special Policy: Modify existing ordinances and codes to ensure
enhancements. sensitive lands, stream corridors, drainage ways, and critical

natural features in Tooele Valley are preserved.
Goal: To ensure the future needs for schools and other public
services meet future demand.
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Goal: To promote implementation of the land use concepts
contained in the General Plan.

Policy: Integrate the concepts and ideas contained in the
Comprehensive Plan into short-term action plans (1- 5 years).

Policy: Prioritize Comprehensive Plan implementation
measures as part of capital funding plans.

Policy: Modify the existing County Code to ensure land use
changes contained in the Comprehensive Plan are codified.

Implementation Measure: Allow and
encourage a broader mix of housing types
and options.

Implementation Measure: Allow and
encourage mixed-density residential uses,
clustered development housing
developments and mixed use districts in
select locations.

Implementation Measure: Ensure the
Stockton Bar and other irreplaceable natural
features are preserved and protected in
perpetuity.

Implementation Measure: Ensure that the
Tooele Valley Municipal Airport Master Plan is
reviewed when considering new development
in the vicinity of the airport.
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Implementation Measure: Coordinate and
Cooperate with Tooele Valley Airport
authorities to ensure adjacent landowners
are apprised of future expansion/buffer
needs and compensation is provided
accordingly.
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3 Housing

CURRENT HOUSING SUPPLY

The vast majority of housing units in Tooele County are single-
family units (attached or detached). Of the 19,261 units, 15,862,
or 82 percent, are attached or detached single-family units.

Table 3-1: Current Housing Supply

(Source: Tooele County Assessor’s Office; ZBPF)

Total
Single-Family Residential 17,440
Condo 595
Mobile Home 799
Multiple Residences 184
SFR 15,862
Multi-Family Residential 1,821
Apartments 649
Duplex 246
Fourplex 192
Low-Income 718
Mixed-Use 16
Total 19,261
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Percent of Total

91%
3%
4%
1%

82%
9%
3%
1%
1%
4%
0%

100%

Table 3-2: Current Housing Supply by Municipality
(Source: Tooele County Assessor’s Office, ZBPF)

Mobile  Multi Four Low  Mixed
Condo g SFR Apts.  Duplex Total
Home Resid. plex Income Use
Toaele Valley 598 725 iS4 14382 465 222 148 718 16 17435
T e e
Lake Point ¢ PR g 1 0 0o 0 34
Ophir ) b o ¢ » o o o & o 3=
o pe e S BB S
Stanshury Park 180 g 0 2600 0 0 0 2 0  2%6
Stockion o o o e 0 2 0 o 0o 8
Tooels Clty %82 482 84 A475 374 188 132 488 16 10843
A o 700 10 202 184 14 3 0 0 516
County ‘ L e
Vemtm. 1] 3 ' o 80 Q o Q 0 a3
Wendover o & w12 1 1 3 0 0 4
vabmpehe o 4 20 1278 T 8 0 0 1320
County ) ) )
TTAL s Tev e 1sam el s m T 15 19261

The Utah Affordable Housing Database, managed by the Utah
Department of Housing & Community Development, lists the
following apartment complexes as low-income apartments.
Rental rates for these units may be determined in various ways,
including rents to be no more than 30 percent of the tenant’s
income or a fixed rental fee that is lower than the average

market rate for rent in the area.

Table 3-3: Low-Income Apartments in Tooele County
~ (Source: Utah Affordable Housing Database)
Address

Corhmunity
Briarwood Apartments

3-1

145 Gardenia Way

City Units
Wendover 32
Draft Plan
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Community Address

178 East Vine Street
316 East Clark Street

Canyon Cove (Senior)
Clark Street Apartments*

Five-plex* 132 East Utah Avenue
Heritage Path Apartments 278 West Main
Lake View Apartments* 742 North 100 East
Landmark Apartments 350 West 400 North
Old Mill Stansbury* 161 East Hilary Lane
Oquirrh View Apartment 586 North 270 East
Orchard Park Country Haven Lane
Remington Park (Senior) 500 Utah Avenue
South Willow Apartments 211 South Hale
Sumerset Gardens (Senior) 143 North 400 West
Tooele CROWN* Various Locations
Tooele Gateway Apartments* 232 Fenwick Lane
Valley Meadows* 600 North 600 West
Westwood Mesa 780 West 770 South
Willow Creek (Senior) 236 West Plum
Total

*Tax credit Section 42 program rents are not subsidized

HoUSING CONDITIONS

YEAR BUILT

City
Tooele
Grantsville
Tooele
Grantsville
Tooele
Tooele
Stansbury
Park
Tooele
Grantsville
Tooele
Grantsville
Tooele
Tooele
Tooele
Tooele
Tooele
Grantsville

Units
21
24

5
20
76
52

128

16
63
72

28
11
130
40
22
83
8431

Thirty-one percent of all homes in Tooele County were built since

2000, with another 22 percent built between 1990 and 1999.

Table 3-4: Residential Year Built

(Source: ACS 2013)

! The number of low-income units listed by the County Assessor’s Office
differs from the Utah Affordable Housing Database, likely because there

are some affordable units that are not identified as low-income by the

Assessor’s Office.
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Year Structure
Built

2010 or later
2000 to 2009
1990 to 1999
1980 to 1989
1970 to 1979
1960 to 1969
1950 to 1959
1940 to 1949
1939 or earlier

3-2

Tooele County

0.7%
30.0%
22.3%

7.7%
13.2%

7.7%

8.0%

4.5%

5.8%

Tooele City

0.6%
26.4%
27.0%

5.2%
11.7%

9.4%

8.9%

4.9%

5.9%

Grantsville

0.9%
32.2%
15.8%

7.9%
16.1%

7.8%

5.5%

5.8%

8.1%
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Map 3-1
Residential Units by Year Built

Assessor's Office
Year Built

. ~a

B 1939 or earlier
B 1940 - 1949
P 1950 - 1959
1 1960- 1989
I 1970- 1979
I 1980- 1989
I 1990 - 1998
B 2000 - 2009
B 2010 or later
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