
      
 
  

 

Subdivision Summary and Recommendation 
 

Public Body: Tooele County Planning Commission  Meeting Date: August 7, 2019 
Parcel ID: 05-029-0-0001 Current Zone: RR-1 (Rural Residential, 1 Acre Min)
   
Property Address: Located south of Lake Point Vistas (Plat 1) between 1200 East and Adobe Lane.    
Request: Preliminary and final plat approval for the proposed 34-lot Lake Point Vistas (Plat 2) Subdivision.   
 Unincorporated: Lake Point  
Planner: Jeff Miller  
Planning Commission Recommendation: Not yet received  
Planning Staff Recommendation: Approval with Conditions  
Applicant Name: Howard Schmidt  
 

PROJECT DESCRIPTION 

Howard Schmidt is requesting preliminary and final plat approval for the proposed 34-lot Lake Point Vistas (Plat 2) 
Subdivision.  Recently, the Tooele County Commission adopted an ordinance update proposed by the applicant 
allowing up to a 6% reduction for lot sizes in the RR-1 zone with certain conditions attached for the dedication of 
collector class type roads.  Approximately 3.74 acres are being dedicated to the County for the future construction 
of 1200 East.   
 

SITE & VICINITY DESCRIPTION (see attached map) 

The subject property is located south 
of Lake Point Vistas (Plat 1) between 
1200 East and Adobe Lane.  The 
property is surrounded by parcels 
zoned RR-1 to the west, north, and 
northeast.  The parcels immediately 
to the west and north are occupied 
by single-family homes.  There are 
parcels zoned A-20 (Agricultural, 20 
Acre Minimum) to the east and 
south.  There is a large area of 
undeveloped parcels zoned MU-40 
(Multiple Use, 40 Acre Minimum) 
across the railroad tracks to the 
south.   
 

SUB 2018-13 

Planning and Zoning  
47 S. Main Street ∙ Room 208 ∙ Tooele, UT 84074 
Phone: (385) 843-3160 ∙ Fax: (435) 843-3252 
http://www.co.tooele.ut.us/Building/planning.htm  
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ZONE CONSIDERATIONS (RR-1 Zone) 

Requirement Standard  Compliance Verified  
Height 35 Feet  N/A 
Front Yard Setback 30 Feet Can Comply 

Side Yard Setback 

Main Building: 15 Feet 
 

Accessory Buildings: 1) from the 
front setback to distance ten feet 

behind the main dwelling – 15 Feet.  
 

2) from a distance 10 feet behind 
the dwelling to the rear of the lot – 

10 Feet  

Can Comply 

Rear Yard Setback 
Main Building: 30 Feet 

 
Accessory Buildings: 10 Feet 

Can Comply  

Lot Width 125 Feet Yes  

Lot Coverage  Maximum Building Coverage of 
20% Can Comply  

Lot Area  

1 Acre Minimum (up to 6% 
reduction in lot sizes equal to the 
cumulative square footage of land 
dedicated to the County for 1200 
East, which will be a collector class 

type road ).   

Qualifies for a 6% reduction in lot sizes (2.04 
acres) based on approximately 3.74 acres 

being dedicated to the County for the 
future construction of 1200 East.   

Required Improvements  

Street Grading, Street Base, On-Site 
Surface Drainage Facilities, Culinary 

Water Facilities, Wastewater 
Disposal and Street Monuments.  

Yes  

 
 

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

 

GENERAL PLAN CONSIDERATIONS  

The proposed development is consistent with the Tooele County General Plan.   
 

ISSUES OF CONCERN/PROPOSED MITIGATION 

Planning Staff has not identified any issues of concern with the proposed development.      
 

NEIGHBORHOOD RESPONSE 

Planning Staff has not received any response from the surrounding neighbors.  Any response that is received will 
be presented to the Tooele County Planning Commission on August 7, 2019.    
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REVIEWING AGENCIES RESPONSE 

AGENCY: County Surveying  DATE: July 18 
RECOMMENDATION: Approval, no further issues.    
 
AGENCY: Ensign Engineering  DATE: July 19, 2019 
RECOMMENDATION: Approval, no further issues.    
 
AGENCY: North Tooele Fire District  DATE: May 22, 2019 
RECOMMENDATION: Approval, Subdivision will have two main points of access.   
 
Compliance with current building, construction, engineering, fire, health, landscape and safety standards will be 
verified prior to final approval. 

PLANNING STAFF ANALYSIS 

Planning Staff has analyzed the proposed subdivision and has found that it is cohesive with surrounding zones 
and uses, the Tooele County General Plan, and the Tooele County Land Use Ordinance.   
 
The applicant is currently working with the Tooele County Commissioners to determine when 1200 East should be 
required to be constructed.  1200 East will currently dead end at the south end of Plat 2 of the Lake Point Vistas 
Subdivision.  It is anticipated that it would be beneficial to construct the collector class road once a connection 
point to the future extension of Pole Canyon and further residential development in the area merits the 
construction of the road.  Constructing the road before it is routinely used will cause the road to quickly 
deteriorate and increase maintenance costs (asphalt needs to be driven on regularly in order to be prevent 
premature deterioration.   
 
Additional information regarding any decision that has been made by the County Commissioners will be 
presented to the Planning Commission on August 7th.  1200 East will be of beneficial use to the County once fully 
constructed, therefore the dedication and preservation of this transportation corridor is important (alternatively 
residential lots would exist across the area that is being dedicated, and this transportation corridor would most 
likely not be able to be constructed in the future or would be cost prohibitive to construct due to land acquisition 
that would be required to take place).   
 

PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the Tooele County Planning Commission makes a motion to grant approval to 
the preliminary and final plat for the proposed 34-Lot Lake Point Vistas (Plat 2) Subdivision, subject to the 
following conditions:  
 

1. The civil bonding must be in place prior to the recordation of the Final Plat.  
2. Building permits cannot be applied for until the Final Plat has been recorded. 
3. A decision is reached by the County Commissioners regarding the future construction of 1200 East prior 

to recordation of the Final Plat.   
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WATER LINE NOTES 1. CONTRACTOR RESPONSIBLE FOR CONTACTING BLUE STAKES PRIOR TO PERFORMING ANY EXCAVATION 2. CONTRACTOR RESPONSIBLE TO PROVIDE ALL TRAFFIC CONTROL REQUIRED FOR THE SAFE INSTALLATION OF THE WATER MAIN WORK.  ALL TRAFFIC CONTROL SHALL COMPLY WITH UDOT REQUIREMENTS.  TRAFFIC CONTROL WILL NOT BE A BID ITEM, AND IS TO BE INCLUDED IN THE INDIVIDUAL BID ITEMS. 3. ALL WATER MAINS TO BE BURIED A MINIMUM OF 48" BELOW FINISHED GRADE.  MAGNETIC LOCATOR TAPE SHALL BE INSTALLED PARALLEL TO THE PIPE, AND ONE FOOT ABOVE THE PIPE ALONG THE ENTIRE LENGTH OF THE WATER MAIN. 4. ALL WATER MAINS SHALL BE AWWA C-900 DR 18 PVC WATER PIPE.  ALL FITTINGS SHALL BE DUCTILE IRON.  ALL FITTINGS SHALL BE WRAPPED WITH 8 MIL POLYETHYLENE FABRIC PRIOR TO BACKFILLING.  ALL BOLTS SHALL BE COATED WITH FM GREASE. 5. ALL HYDRANTS SHALL BE MUELLER CENTURIAN, OR EJ 5CD250 WITH STANDARD HARDWARE BEING 5 " VALVE, 4 " PUMPER PORT AND TWO 2 " 12" VALVE, 4 " PUMPER PORT AND TWO 2 " 12" PUMPER PORT AND TWO 2 " 12" HOSE CONNECTIONS. BURY DEPTH SHALL BE AS REQUIRED IN THE FIELD, TYPICALLY 4.5 OR 5 FEET.  ALL HYDRANTS SHALL BE INSTALLED PLUMB. ALL HYDRANTS SHALL BE ROTATED TO POSITION THE PUMPER NOZZLE TOWARDS THE ROAD.  ALL HYDRANT BARRELS SHALL BE WRAPPED WITH 8 MIL POLYETHYLENE FABRIC PRIOR TO BACKFILLING.  ALL BOLTS SHALL BE COATED WITH FM GREASE.  A CUBIC YARD ROCK SUMP SHALL BE INSTALLED AT THE BASE OF EACH HYDRANT. 6. ALL TRENCHES SHALL BE COMPACTED TO 95% MAXIMUM DRY DENSITY AS DETERMINED BY ASTM D-1557.  INSTALL PIPE BEDDING A MINIMUM OF 6" BELOW PIPE, AND ONE FOOT OVER PIPE.  INSTALL TRENCH STABILIZATION MATERIAL AS REQUIRED TO PROVIDE A FIRM FOUNDATION FOR THE PIPE. WHERE NATIVE FILL MATERIAL IS IMPRACTICAL FOR USE AS TRENCH BACKFILL, UTILIZE 3" MINUS SELECT IMPORT GRANULAR MATERIAL. 7. CONCRETE THRUST BLOCKS SHALL BE INSTALLED PER APWA STANDARD DETAIL 561.  CONTRACTOR MAY USE MEGA-LUG THRUST RESTRAINING FOLLOWER RINGS IN LIEU OF CONCRETE THRUST BLOCKS. 8. MARK ALL ENDS OF ALL WATER MAIN STUBS WITH 4" X 4" WOODEN POST AND BLUE HDPE MARKER.  PROVIDE AS-BUILT INFORMATION WITH TIES TO PERMANENT STRUCTURES, AND DEPTH FROM EXISTING GRADE. 9. ALL WATER MAINS SHALL BE DISINFECTED WITH CHLORINE, AND BACTERIA SAMPLES SHALL BE COLLECTED BY ENGINEER FOR TESTING.  CONTRACTOR RESPONSIBLE FOR ALL CHLORINATION, FLUSHING, RE-TESTING AND ANY RECHLORINATING OF THE MAIN REQUIRED. 10. WATER MAIN SHALL BE PRESSURE TESTED TO A MINIMUM TEST PRESSURE OF 200 PSI.  SYSTEM MUST SUSTAIN PRESSURE FOR A MINIMUM OF TWO HOURS.  CONTRACTOR RESPONSIBLE FOR ALL TESTING.  CONTRACTOR TO CONTACT ENGINEER FOR WITNESSING TEST AT LEAST 24 HOURS BEFORE SERVICES ARE NEEDED. ALL PIPE SHALL BE PRESSURE TESTED AND LEAKAGE TESTED IN ACCORDANCE WITH AWWA STANDARD C600-10. 11. ALL GATE VALVES SHALL BE AWWA C-509 GATE VALVES WITH TWO PIECE SLIP TYPE VALVE BOXES.  ALL VALVES SHALL BE WRAPPED WITH 8 MIL POLYETHYLENE FABRIC PRIOR TO BACKFILLING.  ALL BOLTS SHALL BE COATED WITH FM GREASE. 12. THE MANUAL OF STANDARD SPECIFICATIONS AND MANUAL OF STANDARD PLANS AS PREPARED BY THE APWA (2012 EDITION) SHALL BE USED AS THE STANDARD SPECIFICATIONS AND DETAILS FOR ALL WATER WORKS WORK ON THIS PROJECT. 13. DEWATERING OF TRENCH AS REQUIRED SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR.  CONTRACTOR SHALL UTILIZE PLUGS IN THE WATER MAIN TO PREVENT INTRUSION OF GROUNDWATER INTO THE PIPE DURING INSTALLATION.  COSTS OF DEWATERING SHALL BE INCLUDED IN THE UNIT PRICE OF THE PIPING.  NO ADDITIONAL PAYMENT SHALL BE MADE FOR DEWATERING. 14. THE OPEN END OF THE PIPE SHALL BE COVERED WITH A SOLID CAP OR SCREEN WHENEVER PIPE LAYING STOPS FOR PERIODS EXCEEDING 30 MINUTES. 15. INSTALLATION OF BACKFLOW DEVICES, METERS AND SERVICE CONNECTIONS SHALL CONFORM TO THE STATE-ADOPTED PLUMBING CODE. 16. SERVICE LINES SHALL BE CAPPED UNTIL CONNECTED FOR SERVICE. ADDITIONAL NOTES 1. (R309-550-6-(1)  NSF STANDARD FOR HEALTH EFFECTS.  All materials which may contact drinking water, including pipes, gaskets, lubricants, and O-rings, shall be ANSI certified as meeting the requirements of NSF 61 Drinking Water System Components - Health Effects. To permit field-verification of this certification, all such components shall be appropriately stamped with the NSF logo. 2. (R309-550-6-(3)  AWWA STANDARDS FOR MECHANICAL PROPERTIES. Pipe, joints, fittings, valves, and fire hydrants shall conform to NSF Standard 61, and Standard 14, and applicable sections of ANSI/AWWA Standards C104-A211.4-03 through C550-05 and C900-07 through C550-07. 3. FD(R309-550-8(10)  DISINFECTING WATER DISTRIBUTION SYSTEMS.  All new water mains or appurtenances shall be disinfected in accordance with AWWA Standard C651-05. The specification shall include detained procedures for the adequate flushing, disinfection and microbiological testing of all water mains. On all new and extensive distribution system construction evidence of satisfactory disinfection shall be provided to the Division. Samples for Coliform shall be collected after disinfection is complete and the system is refilled with potable water. A standard heterotrophic plate count is advisable. The use of water for culinary purposes shall not commence until the bacteriological tests indicate the water to be free from contamination.
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1. All sewer mains and appurtenances shall be designed, constructed, All sewer mains and appurtenances shall be designed, constructed, tested, and placed in service in accordance with all applicable laws, rules, regulations, ordinances, and requirements including, but not limited to, the requirements of OSHA, the State Division of Water Quality, and Lake Point Improvement District.  All work shall be performed in accordance with these requirements, the requirements of the most recent editions of the Utah Chapter of the American Public Works Association (APWA) “Manual of Standard “Manual of Standard Manual of Standard Specifications” and “Manual of Standard Plans” and ” and “Manual of Standard Plans” and  and “Manual of Standard Plans” and “Manual of Standard Plans” and Manual of Standard Plans” and ” and  and the “Recommended Standards for Wastewater Facilities” (a.k.a. “Ten “Recommended Standards for Wastewater Facilities” (a.k.a. “Ten Recommended Standards for Wastewater Facilities” (a.k.a. “Ten ” (a.k.a. “Ten  (a.k.a. “Ten “Ten Ten States Standards”) unless specific written approval has been obtained ”) unless specific written approval has been obtained ) unless specific written approval has been obtained from the District Engineer.  In the event of a conflict, the District Engineer shall be notified in writing of the conflict, and shall respond in writing to resolve the conflict. 2. If ground water is present, pumps with well points along the trench If ground water is present, pumps with well points along the trench shall be required to minimize water intrusion at a level below the working area at all times.  Ground water shall only be evacuated to an approved discharge point, and shall not impact adjacent property owners.  If discharge is made to a storm drain facility, it shall be approved by Tooele County, and adequate erosion and sediment control may be required. 3. When ground water is present all manhole section joints and boots When ground water is present all manhole section joints and boots shall be sealed on the outside with a flexible joint sealant (mastic) meeting ASTM C990.  Additionally, all exterior surfaces of the manhole, including barrel, cone, and chimney sections shall have an asphalt-based coating and District approved poly-wrap.  All manholes shall be inspected prior to installation.  4. No public sewer facilities shall be constructed on any private property No public sewer facilities shall be constructed on any private property unless specific written approval has been obtained from the District Engineer. 5. Any flushing into the sanitary sewer system is strictly prohibited.   Any flushing into the sanitary sewer system is strictly prohibited.   6. Sewer pipelines shall be PVC ASTM D 3034 with integral bell and Sewer pipelines shall be PVC ASTM D 3034 with integral bell and spigot with gasketed joints and a standard dimension ratio (SDR) of 35.  When other materials are required, the use of such materials shall be subject to the written approval of the District Engineer. 7. Manhole steps shall be provided for all manholes.  Manhole steps Manhole steps shall be provided for all manholes.  Manhole steps shall begin not more than 12 inches above the floor and end not more than 12 inches below the rim.  Manhole steps shall be spaced not more than one foot on center.   8. The location of the stub ends of all laterals shall be marked in the The location of the stub ends of all laterals shall be marked in the field (see detail)  extending from the end of the lateral to a minimum of three feet above the ground surface.  The 2” X 4” post ” X 4” post  X 4” post ” post  post shall be painted using green paint.  Record drawings shall be maintained at the project site showing accurate locations of all lateral connections measured from the nearest manhole and all lateral stubs measured from the nearest property line.  No laterals shall be directly connected to manholes.  Sewer laterals shall be stubbed to or beyond the “far side” of the Public Utility “far side” of the Public Utility far side” of the Public Utility ” of the Public Utility  of the Public Utility Easements (P.U.E.s). 9. Following placement of asphalt, all sewer lines shall be flushed and Following placement of asphalt, all sewer lines shall be flushed and cleaned, and all manhole lids adjusted to finish grade in accordance with the requirements herein.   10. Prior to paving deflection testing shall be performed on all flexible Prior to paving deflection testing shall be performed on all flexible pipe no sooner than 30 days after the final backfill has been placed.  Testing shall be performed using a mandrel with a diameter equal to 95 percent of the inside diameter of the pipe.  Flexible sewer pipeline not meeting the requirements of the deflection test shall not be accepted by the District.    11. Prior to paving pressure testing shall be performed on all sewer Prior to paving pressure testing shall be performed on all sewer pipe and manholes.  All plastic pipe shall be low pressure air tested per ASTM F-1417.  Other pipe shall be tested using an appropriate method as approved by the District Engineer and as recommended by the manufacture.  All manholes shall be pressure tested in accordance with ASTM C-1244.  Sewer pipeline and manholes not meeting the requirements of the pressure test shall not be accepted by the District.   12. Prior to paving all sewer lines shall be televised and tapes provided Prior to paving all sewer lines shall be televised and tapes provided to the District.  Provide manhole numbers, direction of flow and footages recorded for a total length of pipe between manholes, including lateral locations and footages.  Sewer pipeline having sags or dips shall not be accepted by the District. 13. A final as-built survey shall be performed following the completion A final as-built survey shall be performed following the completion of construction of any sewer facility.  As-built drawings for all sewer facilities shall be provided to the District, in both PDF and Auto CAD formats.  Any sewer pipeline not meeting the State minimum slope requirements shall not be accepted by the District. 14. The contractor shall notify the District Manager to arrange for The contractor shall notify the District Manager to arrange for inspection services a minimum of 48-hours prior to construction.  Please contact Keith Fryer to arrange inspections.   15. Concrete collars are required for all manholes and shall be Concrete collars are required for all manholes and shall be all manholes and shall be  manholes and shall be inspected by LPID and Tooele County prior to acceptance.  Concrete collars around the ring at finished grade shall contain an arrow to denote direction of flow.  LPID District Manager shall be present during process. 16. At the end of the one - year warranty period, sewer lines shall be At the end of the one - year warranty period, sewer lines shall be cleaned and televised prior to final acceptance by the District. 17. Wire tracer is required on all sewer laterals, secured to the top of Wire tracer is required on all sewer laterals, secured to the top of the cleanout, Anti corrosion gel caps are required on the ends of all buried wire, including wire splicing. 18. Damaged manhole sections in any way will be rejected.   Damaged manhole sections in any way will be rejected.   19. Pipe zone material is required for the entire length to the Pipe zone material is required for the entire length to the termination point of all sewer laterals. 20. Survey staking is required for installation of all sewer facilities.   Survey staking is required for installation of all sewer facilities.   21. Contractor is responsible for obtaining required encroachment Contractor is responsible for obtaining required encroachment permits from Tooele County when working within their right-of-way. 22. Contractor is required to grout connections of pipe to manhole with Contractor is required to grout connections of pipe to manhole with non-shrinking grout, including pipe voids left by cutting process, to a smooth finish. 23. All Manhole covers shall be raised or lowered to meet 3/8” below All Manhole covers shall be raised or lowered to meet 3/8” below ” below  below finish grade of paved surfaces. 24. Manholes not located in paved surfaces shall contain a concrete Manholes not located in paved surfaces shall contain a concrete collar, inspected to the satisfaction of The District Manager.   25. In addition to these specifications and requirements, all sewer In addition to these specifications and requirements, all sewer facilities shall be commissioned per LPID Standard Specifications, as well as APWA Standard Specification 33 08 00. 26. Contractor shall obtain road cut permit from Tooele County and Contractor shall obtain road cut permit from Tooele County and provide all required traffic control for contribution with existing roads and rights-of-way. 
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