
HEBER CITY CORPORATION 
75 North Main Street 
Heber City, UT 84032 

Planning Commission Meeting  
 

May 13, 2025 
 

6:00 p.m. – Regular Meeting 
 

-Time and Order of Items are approximate and may be changed as Time Permits- 
 

Public notice is hereby given that the monthly meeting of the Heber City Planning Commission will be 
in the Heber City Office Building, 75 North Main, South door, in the Council Chambers upstairs.  
1. Regular Meeting: 

 I. Call to Order 

 II. Roll Call 

 III. Pledge of Allegiance:        By Invitation 

 IV. Prayer/Thought by Invitation () 

 V. Recuse for Conflict of Interest 

2. Consent Agenda: N/A 

3. Action Items: 

 I. Public Hearing for 1874 South Daniels Road Zoning Map Amendment (Jacob Roberts) 

 II. Public Hearing for Body Art Facility Text Amendment (Jacob Roberts) 

 III. Public Hearing for Karl Malone Polaris MDA located at 900 South and Main Street (Denna 
Woodbury) 

 IV. Plourde Annexation & MDA (Jacob Roberts) 

4. Work Meeting: N/A 

5. Administrative Items: 

 I. City Council Communication Item 

6. Adjournment: 

  

Ordinance 2006-05 allows Commission Members to participate in meetings via telecommunications media.  
In accordance with the Americans with Disabilities Act, those needing special accommodations during this meeting or who 
are non-English speaking should contact Meshelle Kijanen at the Heber City Offices at 435.657.7898 at least eight hours 
prior to the meeting.  
Posted on 05.08.2025, in the Heber City Municipal Building located at 75 North Main, the Heber City Website at 
www.heberut.gov, and on the Utah Public Notice Website at http://pmn.utah.gov. Notice provided to the Wasatch Wave. 
 

Page 1 of 104

https://www.heberut.gov/
http://pmn.utah.gov/


 

 

Planning Commission Staff Report   

  
MEETING DATE: 5/13/2025 
SUBJECT: Public Hearing for 1874 South Daniels Road Zoning Map 

Amendment (Jacob Roberts) 
RESPONSIBLE: Jacob Roberts 
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Community Development 

 
SUMMARY 

Zone change request for real property located at approx. 1874 South Daniels Road, parcel number 
00-0020-6899 (see attached maps). The property is currently zoned R-1 Residential & I-1 Industrial 
with each zone covering approximately 50% of the parcel. A zoning map amendment has been 
requested by the applicant to rezone the parcel entirely as I-1 Industrial. 
 
Policy Question: 
Should real property located at approximately 1874 South Daniels Road (parcel 00-0020-6899) be 
rezoned from Residential Zone R-1 to the I-1 Industrial Zone? 
 
RECOMMENDATION 

Staff is recommending approval of the Zoning Map Amendment based on the findings and 
conditions outlined below.  

 
BACKGROUND 

This parcel was annexed into the city in 2007 as a part of the Daniel Airport Road Annexation. The 
zoning at the time of annexation was identical to todays zoning designation.  
 
The property owner approached the city to rezone the front half of the parcel to I-1 in order to more 
fully utilize the site for industrial purposes. While the applicant intends to redevelop the property in 
the future, no immediate plans are in place, and the property will continue to function much as it does 
today. Uses consistent with the I-1 Zone will occur behind the existing residence, which will continue 
to be used as a home. 
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DISCUSSION 

Having reviewed the application, staff finds that approval of the request for a zone change is 
acceptable based on the following findings:  
 
General Plan 
 
The General Plan designates this area as (I) Light Industrial:  

 
- The requested rezoning of this property is inline with the General Plan.  
 
Zoning 
1. Currently, the property is being used as a Auto Body Shop. This is inline with the zoning of the 
western half of the property (I-1). Rezoning the full property to I-1 would be inline with the general 
plan and the current use of the property.  
2. The existing home at the front of the property is currently being used as a residence and will 
continue to be used as such. Residential use will become a legal nonconforming (grandfathered) use 
and may continue until the property changes ownership or the site undergoes development. 
 
All conditions of the City Engineer must be met as a condition of approval: 
 
Applicant and any successors of this project shall comply with all City policies, processes, 
ordinances, standards, and specifications in place at time of development. Additionally, at time of 
development, or a prior time requested by the City, all Master Planned infrastructure elements on or 
adjoining the subject property need to be designed and installed by applicant. All City Engineer 
requirements will need to be satisfied prior to any final development plans being approved. The 
following are site and infrastructure concerns known at this time that need to be addressed and 
finalized through the development process: (Please note that the following list is not to be considered 
all-inclusive and additional concerns may arise as development plans are submitted for review.) 
 
1. Boundary lines of existing parcels extend into Daniels Road. Dedication to Heber City of property 
in roadway needs to occur. 
 
2. Daniels Road is currently on the Master Plan as a Major Collector. Upon development, proper 
width to accommodate a Major Collector road or then current Master Plan road cross section will 
need to be dedicated to the City. 
 
3. Design, construct, and pay for widening of Daniels Road to major collector road standards or then 
current Master plan road cross section and match grade and width of already constructed adjoining 
road cross section. 
 
4. At time of development, extend all utility lines including curb and gutter and asphalt widening along 
Daniels Road frontage per Heber City standards and specifications. 
 
5. At time of development the Master Planned paved trail along Daniels Road will need easement 
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granted and be designed and constructed with improvements. 
 
6. Comply with any pioneering agreements in place for any infrastructure reimbursements that City is 
obligated to enforce and collect. 
  
 
FISCAL IMPACT 

N/A 
 
CONCLUSION 

Staff recommends approval of the zoning map amendment for the property located at approximately 
1874 South Daniels Road (parcel 00-0020-6899), changing the zoning from split R-1 Residential and 
I-1 Industrial to entirely I-1 Industrial. The request aligns with the General Plan and reflects the 
property's current industrial use. The existing home on the site will continue as a legal nonconforming 
(grandfathered) residential use, permitted until the property changes ownership or is developed. 
Approval is recommended subject to all City Engineer requirements being met at the time of 
development. 
 
This Legislative Item requires a notification to all surrounding parcels to the said parcel by 300 ft, as 
well as an A-Frame notification in area of the MDA, as well as posting in more than the required eight 
different businesses around the Wasatch County area, as well as posted in the Public Notification 
System, as well as notified on the Wasatch County website. All noticing requirements were met in 
full.  
 
Policy Question: 
Should real property located at approximately 1874 South Daniels Road (parcel 00-0020-6899) be 
rezoned from Residential Zone R-1 to the I-1 Industrial Zone? 
 
Findings 
- This Zoning Map amendment is consistent with the outlined Land Use of the General Plan 
- The current and future use of the property is consistent with permitted uses in the I-1 Zone. The 
current residential use would become a legal nonconformity.  
- Planning Commission held a public hearing on May 13th, 2025 
 
Conditions 
- All conditions of the City Engineer must be met.  
 
ALTERNATIVES 

Staff Recommended Option - Approval 

I move to approve 1874 South Daniel Road Rezone as presented, with the findings and conditions 
as presented in the conclusion above. 
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POTENTIAL MOTIONS 

 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Planning 
Jacob Roberts, Planner 

 
EXHIBITS 

1. Requested Zoning 1874 S Daniels Road 
2. Current Zoning 1874 S Daniels Road 
3. General Plan Land Use 
4. 1874 S Daniel Rezone Power Point 
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Ordinance 2025-07: 1874 
Daniels Road Zoning Map 

Amendment
Planning Commission

Date: 5/13/25
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Summary

• Zone change request for real property located at approx. 1874 South 

Daniel Road, parcel number 00-0020-6899. The property is currently 

zoned R-1 Residential & I-1 Industrial with each zone covering 

approximately 50% of the parcel. A zoning map amendment has been 

requested by the applicant to rezone the parcel entirely as I-1 Industrial.
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Policy Questions

• Should a Zoning Map Amendment for property located at 1874 South Daniels 

Road be approved to change zoning from I-1/R-1 to I-1 only?
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Area Map

1874 SOUTH DANIELS ROAD
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Zone Change Map
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General Plan Land Use Designation
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Policy Questions

• Should a Zoning Map Amendment for property located at 1874 South Daniels 

Road be approved to change zoning from I-1/R-1 to I-1 only?
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Ordinance 2025-07: 1874 
Daniels Road Zoning Map 

Amendment
Planning Commission

Date: 5/13/25
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Planning Commission Staff Report   

  
MEETING DATE: 5/13/2025 
SUBJECT: Public Hearing for Body Art Facility Text Amendment (Jacob Roberts) 
RESPONSIBLE: Jacob Roberts 
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Community Development 

 
SUMMARY 

The proposed text amendment is intended to permit Body Art Facilities within Heber City. Currently, 
tattoo services are explicitly prohibited, and no adequate definition for such uses exists in the City’s 
zoning ordinance. This amendment introduces a formal definition for 'Body Art Facilities' and 
specifies the zoning districts in which they would be allowed. 
 
Policy Question 
Should Heber City adopt a new ordinance updating the definition of Body Art Facilities and permitting such facilities 
in multiple zones within city limits. 
 
RECOMMENDATION 

Staff recommends approval of the proposed text amendment, subject to any conditions the Planning 
Commission deems appropriate. 

 
BACKGROUND 

Earlier this year, business owners approached staff to apply for a business license to operate a body 
art facility. During the review process, staff discovered that “tattoo” services are currently prohibited in 
all commercial zones, and no provision exists for such uses in any other zoning district. In response 
to this regulatory gap, staff was directed to explore a solution by preparing a text amendment that 
would allow for the operation of body art facilities within specified zones. 
 
Staff introduced the issue to the Planning Commission on March 25, 2025. Following discussion, the 
Commission directed staff to return with a proposed amendment permitting body art facilities within 
Heber City. The proposed text amendment accomplishes two key objectives: (1) it establishes a new 
definition for "Body Art Facilities," modeled primarily on relevant state code, and (2) it permits such 
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facilities as a use in all commercial and industrial zones, as well as within the Business/Medical Park 
(BMP) Zone. 
 
DISCUSSION 

Staff has conducted thorough research to address the issue of body art facilities within the city. Under 
the current code, 'tattoo' services are explicitly prohibited in commercial zones, and the term 'tattoo' is 
not adequately defined. According to state code, the term can encompass a variety of services 
already provided in salons across the city, such as permanent makeup and micro-blading, both of 
which are classified as 'Body Art.' While it was previously assumed that tattoo services were 
permitted in the Sexually Oriented Business Overlay Zone, this assumption was incorrect, as body art 
facilities would not be permitted in that zone. As it stands, body art facilities are prohibited citywide. 
Following guidance from the City Attorney and the Development Services Director, staff has been 
directed to rectify this issue and identify appropriate zones for the establishment of body art facilities. 
 

This text amendment rectifies this issue in two ways: 

1. Adopting a New Definition of "Body Art" 

• In alignment with state code, staff has drafted the following definition of "Body Art" for 
adoption: 

18.08.041 Body Art Facilities 

A "Body Art Facility" or "Facilities" means a facility where an individual practices or instructs the 
following: 
(a) Body piercing 
(b) Permanent cosmetics 
(c) Microblading 
(d) Tattooing 

However, it does not include: 
(a) Branding 
(b) Scarification 

Definitions: 

• "Microblading" means a procedure where a hand tool with a blade formed of tiny needles 
implants permanent or semi-permanent pigment, resembling hair, into the skin of the eyebrow 
area with fine and short strokes. 

• "Permanent cosmetics" refers to a permanent or semi-permanent tattoo applied to the 
eyebrows, eyelids, lips, or other parts of the body for beauty marks, hair imitation, lash 
enhancement, or tissue re-pigmentation. 
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2. Amending the Code to Permit Body Art Facilities in the Following Zones: 

• C-2, C-3, & C-4 

• I-1 & I-2 

• Business/Medical Park Zone 

 
Noticing Requirements: 
This Legislative Item requires a notification for all residents in all zones mentioned above. 
Notifications will be sent to all residences and businesses in the zones mentioned by the 10 day 
notification requirement. In addition, the Public Hearing will be notified on the Heber City website as 
well as the Public Publishing notification website, as well as posted in more than the required eight 
different businesses around the Wasatch County area. 
 
Staff Findings: 
1. Staff recommends adopting new language to define Body Art Facilities, aiming to clarify the 
permitting process and address any confusion caused by the original wording and lack of a definition.  
2. Staff recommends permitting Body Art Facilities in all commercial and industrial zones, as these areas already 
accommodate a range of compatible uses, including personal and professional services. 
3. Planning Commission held a public hearing on May 13th, 2025. All other noticing requirements have been met. 
 
Conditions: 
1. Any conditions that the Planning Commission may feel are appropriate. 
  
 
FISCAL IMPACT 

N/A 
 
CONCLUSION 

In conclusion, the proposed text amendment is intended to address the current lack of a clear 
definition and the prohibition of Body Art Facilities within Heber City. The amendment introduces a 
formal definition of "Body Art Facilities," aligned with state code, and designates the zones where 
these facilities would be permitted, including all commercial and industrial zones, as well as the 
Business/Medical Park Zone. The amendment aims to provide clarity in the permitting process and 
allow for the establishment of Body Art Facilities in areas where such uses are deemed appropriate. 
Staff recommends approval of the proposed amendment, subject to any conditions the Planning 
Commission may consider appropriate. The proposed changes aim to address existing regulatory 
gaps while maintaining compatibility with existing land uses in the designated zones. 
 
Policy Question 
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Should Heber City adopt a new ordinance updating the definition of Body Art Facilities and permitting 
such facilities in multiple zones within city limits? 
 
Staff Findings: 
1. Staff recommends adopting new language to define Body Art Facilities, aiming to clarify the 
permitting process and address any confusion caused by the original wording and lack of a 
definition.  
2. Staff recommends permitting Body Art Facilities in all commercial and industrial zones, as these areas already 
accommodate a range of compatible uses, including personal and professional services. 
3. Planning Commission held a public hearing on May 13th, 2025 and all other noticing requirements have been 
met.  
  
 
ALTERNATIVES 

Staff Recommended Option - Approval 

I move to approve the Body Art Facility Text Amendment as presented, with the findings and 
conditions as presented in the conclusion above. 

 
POTENTIAL MOTIONS 

 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Planning 
Jacob Roberts, Planner 

 
EXHIBITS 

1. Ordinance 2025-05 Body Art Facilities DRAFT 4 
2. Body Art Facilities Text Amendment - Planning Commission PH 
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ORDINANCE NO. 2025-05 
 
AN ORDINANCE ADOPTING REGULATIONS FOR BODY ART FACILITES, FOR HEBER 
CITY. 
 
WHEREAS, Heber City desires to ensure its land use regulations are consistent with evolving 
business practices and community needs; and 
 
WHEREAS, City staff identified that body art facilities are currently prohibited in all zones 
within Heber City; and 
 
WHEREAS, the City Attorney has recommended an amendment to the Heber City Municipal 
Code to address this prohibition; and 
 
WHEREAS, the proposed amendment would permit body art facilities as a permitted use in all 
Commercial Zones, Industrial Zones and the Medical/Business Park Zone; and 
 
BE IT ORDAINED by the City Council of Heber City, Utah, that Heber City Municipal Code 
Sections, 18.28.030 COMMERCIAL ZONES, 18.44.020 I-1 INDUSTRIAL ZONE, 18.45.020 I-
2 INDUSTRIAL ZONE and 18.46.030 BUSINESS/MEDICAL PARK ZONE are AMENDED 
and Section 18.08.041 BODY ART FACILITIES is ADOPTED as set forth in Exhibit A, 
attached hereto and incorporated herein.  
 
 This Ordinance shall take effect and be in force from and after (a) its adoption, (b) a copy 
has been deposited in the office of the City Recorder, and (c) a short summary of it has been 
published in the Wasatch Wave or a complete copy has been published in the Wasatch Wave or a 
complete copy has been posted in three public places within Heber City but not prior to the 
______ day of __________________, 2025. 
 

ADOPTED AND PASSED by the City Council of Heber City, Utah this _______ day of 
_________________, 2025, by the following vote:       
  

 
      AYE  NAY          ABSTAIN 
Council Member Yvonne Barney  _____   _____    _____  

Council Member Aaron Cheatwood  _____   _____    _____  

Council Member Mike Johnston  _____   _____    _____  

Council Member Sid Ostergaard  _____  _____   _____ 

Council Member Scott Philips  _____  _____   _____ 

 
 
 
 

DRAFT
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APPROVED:  
 

_____________________________  
Mayor Heidi Franco  

 
 
 
 
ATTEST:  
 
_____________________________ Date: __________________  
RECORDER 

 

 

 

 

 

 

 

 

 

 

 

 

 

DRAFT
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Exhibit A 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

DRAFT
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18.08.041 Body Art Facilities 
 
"Body art facility" or “facilities” means a facility where an individual practices or 
instructs: 

 (a) body piercing; 

 (b) permanent cosmetics; 

 (c) microblading; or 

 (d) tattooing. 
 
But does not include:  

(a) Branding; or 
(b) Scarification 

 
"Microblading" means a procedure where a hand tool with a blade formed of tiny 
needles implants permanent or semi-permanent pigment, resembling hair, into the 
skin of the eyebrow area with fine and short strokes. 
 
"Permanent cosmetics" means a permanent or semi-permanent tattoo: to the 
eyebrows, eyelids, lips, or other parts of the body for beauty marks, hair imitation, 
lash enhancement, or tissue re-pigmentation;  

 
18.28.030 Permitted and Conditional Uses 
 

LAND USES C-2 C-3 C-4 Limitations 
Pawn shops, 

tattoo, massage, 
smoke and vape 

shops, cash 
stores 

   Prohibited in all 
commercial 

Zones 

 
 

Body Art Facilities 

 
 

P 

 
 

P 

 
 

P 

 

 
 
 
 

DRAFT
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18.44.020 Permitted Primary Uses 
 

Land Uses I-1 Limitations 

Body Art Facilities P  

 
 
18.45.020 Land Use Regulations 
 

Land Uses Permit Type Limitations 

Body Art Facilities P  

 
 
18.46.030 Permitted and Conditional Uses 
 

Land Use BMP Limitations 

Body Art Facilities P  

 
 

DRAFT
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Body Art Facilities
Public Hearing

Date 5/13/2025
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Background
- The applicant approached Staff to receive a business license for a Body Art 

Establishment within City limits. “Tattoo” is expressly prohibited in all Commercial Zones. 

- The applicant expressed a desire to see this changed as many tattoo artists are already 
operating in Heber City. 

- Currently only one (1) active business license for  a Body Art Facility exists in Heber 
City: Trigger Happy Tattoo, license received in 2017 before code change.

- City Council and the Planning Commission expressed interest to learn more and find a 
possible solution.

- Today Staff is presenting a draft ordinance as a possible solution for consideration. This is 
an Action Item and a public hearing is being held. 

- Policy Question:
- Should Heber City adopt a new ordinance updating the definition of Body Art 

Facilities and permitting such facilities in multiple zones within city limits?
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Current Status of Body Art Facilities
- Body Art Facilities are not permitted in any commercial zone per Ordinance Number 2022-26, 

approved by Council on October 4th, 2022

- Ordinance No. 2022-26 amended all Commercial Zones in the City. 

- The language prohibiting tattoo shops reads as follows:

Body Art Facilities are not one of the uses that are prohibited as a home occupation, a Body Art 
Facility could possibly receive a business license for a home occupation but would not be approved by 
the health department.
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Current Status of Body Art Facilities
- Sexually Oriented Businesses are only permitted in the 

I-2 Industrial Zone

- SOB’s are subject to Chapter 18.108 Conditional Uses, 
Section 18.45.060 Additional Standards & 5.40 
Sexually Oriented Businesses 

- Chapter 5.40 Sexually Oriented Businesses  has a 
specific list of SOB’s and reads as follows:
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Definitions
- Heber City currently lacks any definition of “tattoo”

- The dictionary defines tattooing or tattoo as “mark (a person or a part of the body) with an indelible 
design by inserting pigment into punctures in the skin.”

Staff recommends the Planning Commission adjust the definition of tattooing in the Municipal Code
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State Code
Body Art Facilities are primarily regulated by the health department and defined as follows in H.B 403 Body Art 
Amendments: 

(6) "Body art facility" means a facility where an individual practices or instructs:
(a) body piercing;
(b) branding;
(c) permanent cosmetics;
(d) scarification; or
(e) tattooing.

(14) "Microblading" means a procedure where a hand tool with a 
blade formed of tiny
needles implants permanent or semi-permanent pigment, 
resembling hair, into the skin
of the eyebrow area with fine and short strokes.

(17) (a) "Permanent cosmetics" means a permanent or semi-
permanent tattoo:
(i) to the eyebrows, eyelids, lips, or other parts of the body for 
beauty marks, hair imitation, lash enhancement, or areola 
repigmentation; 
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Proposed Changes

18.08.041 Body Art Facilities
"Body art facility" or “facilities” means a facility where an individual 
practices or instructs:
(a) body piercing; 
(b) permanent cosmetics; 
(c) microblading; or 
(d) tattooing.

But does not include: 
(a) Branding; or 
(b) (b) Scarification

"Microblading" means a procedure where a hand tool with a blade formed 
of tiny needles implants permanent or semi-permanent pigment, 
resembling hair, into the skin of the eyebrow area with fine and short 
strokes.

"Permanent cosmetics" means a permanent or semi-permanent tattoo: to 
the eyebrows, eyelids, lips, or other parts of the body for beauty marks, hair 
imitation, lash enhancement, or tissue re-pigmentation; 

Page 32 of 104



Proposed Changes

I-1 Industrial

I-2 Industrial

Business/
Medical 

Park

Commercia
l Zones
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Conclusion

• Staff is requesting approval, approval with conditions or a negative 
recommendation for the Body Art Facility Text Amendment

• Staff recommends approval based on the findings outlined here:
1. Staff recommends adopting new language to define Body Art Facilities, aiming to clarify the permitting process 

and address any confusion caused by the original wording and lack of a defintion. 

2. Staff recommends permitting Body Art Facilities in all commercial and industrial zones, as these areas already 
accommodate a range of compatible uses, including personal and professional services.
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Body Art Facilities
Public Hearing

Date 5/13/2025
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Planning Commission Staff Report   

  
MEETING DATE: 5/13/2025 
SUBJECT: Public Hearing for Karl Malone Polaris MDA located at 900 South 

and Main Street (Denna Woodbury) 
RESPONSIBLE: Denna Woodbury 
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Community Development 

 
SUMMARY 

This item is for a public hearing on whether a Master Development  Agreement should be entered for 
this existing business. The applicant would like to enter into a Master Development Agreement to 
expand the existing business and renovation/reconstruction of parking areas at the current location. 
 
RECOMMENDATION 

Staff recommends that the Planning Commission hold a public hearing, take public comment, and 
forward a positive recommendation, with or without changes, to the City Council. 

 
BACKGROUND 

GC Garcia Inc. has reviewed the request for a Master Development Agreement for Karl Malone 
Polaris, located at 900 South and Main Street. 
 
The location is an existing business.  The applicant is seeking to expand the business and 
renovate/reconstruct the parking areas at the current location. The project is located on 3.25 acres 
and is zoned C-2 Commercial. 
 
DISCUSSION 

The applicant is seeking to expand the existing Karl Malone Polaris building and redesign the parking 
areas.  The proposal includes a new addition of 8,060 square feet to the existing building.  The 
proposed addition provides for a new showroom, parts storage, offices, restrooms and an 
accessories/retail display on the main level.  The project also includes additional parts storage on a 
second level of 1,413 square feet.  The total building roof area, including the addition and the existing 
building, will be 17,813 square feet.  The building height varies with the highest point of the building 
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at 24 feet.in height. 
 
The addition will be constructed of concrete masonry in two colors, harvest gold and buckskin with 
metal awning accents. The south, east, and west elevations also include cement board lap 
siding.  The existing building will be painted to match the addition. 
 
The parking requirement for existing and new building addition uses is 70 parking spaces which are 
being provided. 
 
The reason why the MDA is needed is due to not being able to meet the current codes and standards 
as outlined below. 
 
SECTION 103 – BUILDING SETBACK: 
Project Type A: Buildings shall be set back a minimum of twenty feet (20’) and a maximum of forty 
feet (40’) from any public right of way. Sites that utilize a wall sign or blade projecting sign on the wall 
as the primary sign may have a 10 foot minimum setback from the public right of way upon approval 
from the Planning Department. (See illustration detail C2B-1 & C2B-2).  The proposed does not meet 
the maximum building setback.  The front setback to Main Street is 106.15 feet.  The building setback 
from 100 West is 187.89 feet.  The building setback to 1000 South also exceeds 100 feet.4.     
 
SECTION 107 – PARKING INFRASTRUCTURE: 
Location: For buildings along Main Street, all off street parking shall be located to the rear or side of 
the building. In the case of corner lots, all parking shall have side street access to the parking areas. 
This side street access shall be established in order to accommodate future growth of the area and 
allow rear parking from side access points. This standard shall be coordinated with Heber City 
Planning and the Heber City Engineering department for appropriate short and long range Heber City 
parking strategies and goals. Parking lots shall be located on the site in a convenient location for 
patron access to the building. All circulation drives shall be clearly defined and marked appropriately 
with arrows and the like to assist public circulation into, on and out of the property and through 
parking lot areas. See Heber City engineering parking standards.  The project is proposing parking in 
front of the building along Main Street.  The existing business has parking in this location. 
 
Parking Lot Landscaping: For every third parking aisle, one (1) raised four (4) foot wide landscaped 
parking island with trees, bounded with high back curb shall be provided, thereby creating separated 
parking areas to aid in safe and orderly use of the lot and confine vehicular movement to marked 
drives. Raised or curved circulation islands shall be constructed at the ends of the rows of parking 
spaces or at other locations where circulation drives intersect. All parking lots with back to back 
parking areas shall provide a landscaped parking diamond with a tree for every ten (10) parking 
spaces. (See illustration detail parking diamond) Parking lots shall be bounded with a high   back 
curb unless otherwise approved by the planning commission.  The parking areas with the proposed 
building addition are existing and additional landscaping is not proposed. Existing landscaped areas 
will be refreshed with rock mulch.  There is new landscaping proposed adjacent to the building facing 
Main Street. 
 
SECTION 108 – SITE FURNISHINGS: 
Site Furnishings: Each development shall incorporate site furnishings into the site such as a 
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patio/seating area, pedestrian plaza with benches, window-shopping walkway, play areas, kiosk 
area, water feature, clock tower, sculpture, bike racks, public art, etc. One site furnishing element 
shall be required per lot frontage or every 50 feet of frontage, whichever is greater. Site furnishings 
shall be reviewed by the Planning Commission and approved by the Planning Department prior to 
installation. Site furnishings are not proposed with the addition. 
 
18.28.050 Additional Regulations 
The following provisions apply within the Commercial Zones 
A. For buildings within  the C-2 and C-4 zone, a strip of land at least fifteen feet in width adjacent to 
all public streets shall be landscaped as set forth in Chapter 18.76 of this title except for permitted 
driveways, except as required by the Heber City C-2 and C-4 Zone Design Standards and 
Guidelines. The proposed project has existing landscaping and sidewalk improvements, but they do 
not meet fifteen feet.  The existing landscaping and sidewalk will remain  
 
 
 
  
 
FISCAL IMPACT 

None 
 
CONCLUSION 

The request for an MDA requires a public hearing and allows the public to provide input on what is 
being proposed.   
 
Staff recommends that the Planning Commission hold a public hearing, take public comment, and 
forward a positive recommendation, with or without changes, to the City Council subject to the 
following findings and conditions: 
 
Findings 
1. The application is consistent with the Municipal Zoning Code. 
2. The application is consistent with the General Plan. 
3. The proposed Site Plan shall comply with City ordinances, Federal, State Law, as applicable to 
the site where the conditional use is located. 
. 
Conditions: 
1 All requirements of the City Engineer shall be met. 
2. All other Code Requirements shall be met. 
3. Applicant and any successors of this project shall comply with all City policies, processes, 
ordinances, standards, and specifications. Additionally, all Master Planned infrastructure elements on 
or adjoining the subject property need to be designed and installed by applicant. All City Engineer 
requirements will need to be satisfied prior to any final development plans being approved. The 
following are site and infrastructure concerns known at this time that need to be addressed and 
finalized through the development process: (Please note that the following list is not to be considered 
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all-inclusive and additional concerns may arise as design plans are submitted for review: 
 
 1. Design, plan, and pay for any improvements necessary on 1000 South Street to meet current 
Heber City road cross section standards including commercial driveway approaches. 
 
ALTERNATIVES 

Staff Recommended Option - Approval 

I move to approve Karl Malone Polaris MDA  as presented, with the findings and conditions as 
presented in the conclusion above. 
 
Alterntive 2 - Continuance 

I move to continue Karl Malone Polaris MDA  to another meeting on [DATE], with direction to the 
applicant and/or Staff on information and / or changes needed to render a decision, as follows: 
 
Alternative 3 - DENIAL 
I move to deny Karl Malone Polaris MDA  with the following findings. 

 
POTENTIAL MOTIONS 

 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Planning 
Denna Woodbury, Planning Consultant 

 
EXHIBITS 

1. Karl Malone Polaris MDA 
2. MALONE POLARIS-Architectural REV 
3. MALONE POLARIS-LANDSCAPE REV 
4. MALONE POLARIS-CIVIL (3) 
5. MALONE POLARIS-LIGHTING 
6. Sensitive Lands Analysis 
7. Exceptions Needed Through MDA 
8. 18.28.050 Additional Regulations 
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POLE LIGHT GROUNDING DETAIL1

POLE BASE DETAIL

POLE BASE DEPTH
TABLE

2

SITE LIGHTING FIXTURE SCHEDULE
FIXTURE
NUMBER

FIXTURE
MANUFACTURER

FIXTURE
CATALOG #

FIXTURE POLE
REMARKS

TYPE VOLTS WATTS MOUNTING #/POLE MANUFACTURER HEIGHT CATALOG #

SF1 COOPER LIGHTING CCP-SA-2E-730-U-T4W-HSS

LED
3000

KELVIN
8981

LUMEN
70 CRI

277 111 POLE 1

LITHONIA
GARDCO
MCGRAW

SPAULDING LTG
CMT

UNITED
LSI

16'-0"

SSS 16 4C
SSS-16-4-11

SSS-4A16-SFXXX
SSS-16-40-1-**-SCBA
ZA16-4-0-HS-PC-BC

RPSQ-16-4-11
4SQBX-S11G-16-X-4BC

2'-6" BASE
UPLIGHT RATING OF 0  AND 3000
KELVIN FOR DARK SKY
COMPLIANCE

SF2 COOPER LIGHTING CCP-SA-2E-730-U-AFL-HSS

LED
3000 KELVIN

10324
LUMENS

70 CRI

277 111 POLE 1

LITHONIA
GARDCO
MCGRAW

SPAULDING LTG
CMT

UNITED
LSI

16'-0"

SSS 16 4C
SSS-16-4-11

SSS-4A16-SFXXX
SSS-16-40-1-**-SCBA
ZA16-4-0-HS-PC-BC

RPSQ-16-4-11
4SQBX-S11G-16-X-4BC

2'-6" BASE
UPLIGHT RATING OF 0  AND 3000
KELVIN FOR DARK SKY
COMPLIANCE
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52 W 100 N, Heber City, Utah 84032  ▪  Phone (435) 654-4828  ▪  www.legendengineering.com 

February 21, 2025 
 
 
Heber City  
Planning Department 
 
 
Sensitive Lands Analysis 
This item does not apply to this expansion/redevelopment application.  
 
  
 
 
  
Thank you for the opportunity to submit this application. We look forward to working with 
you on this development. 
 
 
 
Cal Johnson 
Legend Engineering 
cal@legendengineering.com 
(435) 654-4828 
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SECTION 103 – BUILDING SETBACK:
Project Type A: Buildings shall be set back a minimum of twenty feet (20’) and a maximum of 
forty feet (40’) from any public right of way. Sites that utilize a wall sign or blade projecting 
sign on the wall as the primary sign may have a 10 foot minimum setback from the public right 
of way upon approval from the Planning Department. (See illustration detail C2B-1 & C2B-2)

Project Type B: Buildings shall be set back a minimum of twenty feet (20’) and a maximum of 
one hundred feet (100’) from the public right of way, with the following exceptions:

1.  Buildings on Hwy 40, south of 1200 South, shall be setback a minimum of 30’ 
with no maximum setback.

General:
1. Buildings without any street frontage shall be exempt from the minimum and 

maximum setbacks when:
a. The parcel doesn’t have any street frontage, but does have access, or;
b. The building is on the same parcel as buildings that are located adjacent to the 

street and meet the minimum and maximum setbacks.
2. Commercial Subdivisions with private streets are exempt from the maximum setback as 

measured from private streets, but shall meet the required minimum setback from public 
streets.

3. Where a setback conflicts with Section 18.68.172 or a Highway Access 
Management Agreement, the larger setback shall apply.

SECTION 107 – PARKING INFRASTRUCTURE:
General Parking: The minimum number of parking spaces shall meet the requirements set 
forth in
Section 18.72 of the City’s Zoning Ordinance, or as determined by the Planning Commission 
upon analysis of a parking study submitted by the petitioner for shared parking for the overall 
site. Property owners desiring to apply time alternating shared parking shall petition Heber 
City with “time use studies” showing the viability of such an option.  Heber City shall be 
open to viable options.

Location: For buildings along Main Street, all off street parking shall be located to the rear or 
side of the building. In the case of corner lots, all parking shall have side street access to the 
parking areas. This side street access shall be established in order to accommodate future 
growth of the area and allow rear parking from side access points. This standard shall be 
coordinated with Heber City Planning and the Heber City Engineering department for 
appropriate short and long range Heber City parking strategies and goals. Parking lots shall 
be located on the site in a convenient location for patron access to the building. All 
circulation drives shall be clearly defined and marked appropriately with arrows and the like to 
assist public circulation into, on and out of the property and through parking lot areas. See Heber City 
engineering parking standards.

Parking Lot Landscaping: For every third parking aisle, one (1) raised four (4) foot wide
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landscaped parking island with trees, bounded with high back curb shall be provided, thereby 
creating separated parking areas to aid in safe and orderly use of the lot and confine vehicular 
movement to marked drives. Raised or curved circulation islands shall be constructed at the 
ends of the rows of parking spaces or at other locations where circulation drives intersect.
All parking lots with back to back parking areas shall provide a landscaped parking diamond with 
a tree for every ten (10) parking spaces. (See illustration detail parking diamond)

Parking lots shall be bounded with a high   back curb unless otherwise approved by the 
planning commission.

SECTION 108 – SITE FURNISHINGS: 
Site Furnishings: Each development shall incorporate site furnishings into the site such as a 
patio/seating area, pedestrian plaza with benches, window-shopping walkway, play areas, kiosk area, 
water feature, clock tower, sculpture, bike racks, public art, etc. One site furnishing element shall be 
required per lot frontage or every 50 feet of frontage, whichever is greater. Site furnishings shall be 
reviewed by the Planning Commission and approved by the Planning Department prior to 
installation. 

SECTION 113-SETBACK AND PARKING LOCATION EXCEPTION 
Any main building which exceeds 12,000 square feet, and which is located between two existing 
buildings which are (a) both located on the same side of the street, (b) both located within 300 feet of 
that main building, (c) both situated in excess of the maximum 40 foot street setback, and (d) situated 
with parking in front of the main building; may be permitted a setback and parking location 
exceptions by the Planning Commission as follows: 
1. The maximum street setback of such main building may be increased to 100 feet from the street 
property line; and 

2. Parking to include up to one driveway with an aisle of parking on each side of the driveway. All 
said described parking locations may be situated in front of the building. 
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18.28.050 Additional Regulations

The following provisions apply within the Commercial Zones

A. For buildings within the C-2 and C-4 zone, a strip of land at least fifteen feet in width adjacent to
all public streets shall be landscaped as set forth in Chapter 18.76 of this title except for permitted
driveways, except as required by the Heber City C-2 and C-4 Zone Design Standards and
Guidelines.

B. No dust, odors, smoke, vibration or intermittent light, glare or noise shall be emitted which is
discernible beyond the premises except for normal traffic movement.

C. Storage of all merchandise, material and products shall be carried on within a building or within
an area enclosed with a sight-obscuring fence or wall except for licensed vehicles in running order.

D. All off-street parking shall be hard-surfaced as regulated by Chapter 18.72, except within the C-3
zone where some parking requirements have been reduced.

E. All buildings located adjacent to major streets shall have at least one entrance way facing onto
said street.

F. Sale material may be displayed on business premises during normal working hours.

G. See 18.76.050 for building setbacks adjacent to residential use.

HISTORY
Adopted by Ord. 199 §02.0912.04 on 11/6/1973
Amended by Ord. 2005-05 on 6/16/2005
Amended by Ord. 2006-29 on 11/16/2006
Amended by Ord. 2022-26 on 10/4/2022
Adopted by Ord. 2024-02 on 3/19/2024
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Planning Commission Staff Report   

  
MEETING DATE: 5/13/2025 
SUBJECT: Plourde Annexation & MDA (Jacob Roberts) 
RESPONSIBLE: Jacob Roberts 
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Community Development 

 
SUMMARY 

Kasey Plourde approached the City in March of 2024 to request annexation of parcel 07-7086 and 
associated MDA for the purpose of constructing an event venue that utilizes the views and natural 
beauty of the parcel while also preserving a majority of the 40.85 acre parcel as open space/trails. 
The City Council accepted the Annexation Petition on January 7th, 2025. Ms. Plourde is now seeking 
a recommendation from the Planning Commission before approaching the Council for a public 
hearing and final approval. The speculated date for this meeting is June 3rd 2025. 
 
RECOMMENDATION 

Staff recommends a positive recommendation for the Plourde Annexation. 

 
BACKGROUND 

The parcel in question is located on the north west of the city, adjacent to HWY 32. Ms. Plourde 
purchased the property with the intent to annex it into the city and develop an event venue that takes 
advantage of the unique terrain, while preserving the majority of the 40.85-acre parcel as open 
space. 
 
Ms. Plourde has addressed many of the challenges associated with the property, including sewer 
and water service, fire suppression, access from Highway 32, parking, and zoning. The current 
proposal has received approval or conditional approval from all relevant city departments, the 
Jordanelle Special Service District (JSSD), and the Wasatch County Fire District. 
 
DISCUSSION 

Staff recommends approval of the proposed annexation based on the following findings: 
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General Plan 
- The subject parcel is designated as Mountain Preservation in the General Plan. Allowed uses 
under this designation include various low-impact and recreational uses. Allowed uses include:  

 
 
Notably, Ms. Plourde’s current proposal includes the options for only two units of future residential 
development (one caretaker dwelling at the site of the event center and one subdivided parcel to the 
north, see attached Heber Concept Submittal), helping preserve the natural character of the area. 
The proposed annexation supports the intent of the Mountain Preservation designation while 
introducing a low-impact, community-oriented recreational use. 
 
Staff Finding: 
The proposal is consistent with the General Plan designation and maintains the open space and 
preservation goals of the Mountain Preservation area. 
 
Zoning 
 

Once annexed, the property will be zoned as Mountain Community Zone (MCZ). The following 
modifications will be made to the zone to accommodate the intended use: 

1. Future building and site plans will be included in the annexation process and will be subject to 
approval by the City Council. 

2. Street frontage landscaping will be required only on 20 feet of each side of the main access 
point, extending 10 feet back from the property line. 

3. Event Centers will be added as a permitted use, as outlined in the Master Development 
Agreement (MDA). 

4. Land will be dedicated, where necessary, to accommodate a trail consistent with the area’s 
master planned trail network. 

5. Provisions will be made for the allowance of a future construction of a caretaker dwelling at the 
site of the event center. 

6. Provisions will be made for the a possible future subdivision to create one lot for a single 
family home on the north end of the existing parcel.  

 
Staff Finding 

Staff finds that annexing the property under the MCZ  appropriately accommodates the proposed use 
while minimizing impacts to surrounding areas. The requested modifications to landscaping, sidewalk 
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requirements, building design and use are considered reasonable given the site conditions, 
proposed trail dedication, and the nature of the facility. 

 
City Engineer 
All conditions set forth by the City Engineer must be satisfied, as outlined below. The Engineer 
assigned to this application is Ross Hansen.  
 
Applicant and any successors of this project shall comply with all City policies, processes, 
ordinances, standards, and specifications. Additionally, all Master Planned infrastructure elements on 
or adjoining the subject property need to be designed and installed by applicant. All City Engineer 
requirements will need to be satisfied prior to any final development plans being approved. The 
following are site and infrastructure concerns known at this time that need to be addressed and 
finalized through the development process: (Please note that the following list is not to be considered 
all inclusive and additional concerns may arise as design plans are submitted for review.) 
1. UDOT access permit needs to be obtained. 
2. Compliance with all aspects of the Heber City Sensitive Lands Ordinance 
3. Work with and comply with all public utilities' requirements. 
 
Jordanelle Special Service District 
Ms. Plourde intends to connect to sewer and water through JSSD. 
 
Wasatch Fire District 
Ms. Plourde has coordinated with the Fire Department to reach an agreed-upon solution, which 
involves extending a water line beneath Highway 32 to install a hydrant that meets the department’s 
requirements. 
 
Noticing Requirements 
This item is not a public hearing, so it was noticed with the rest of the Planning Commission Agenda 
 
 
                                                   
  
 
FISCAL IMPACT 

N/A 
 
CONCLUSION 

Ms. Plourde has submitted a well-considered annexation proposal for parcel 07-7086, aiming to 
develop an event venue that complements the property’s natural landscape while preserving the 
majority of the 40.85-acre site as open space and trails. The City Council formally accepted the 
annexation petition on January 7, 2025, and the proposal is now before the Planning Commission for 
a recommendation. 

Page 65 of 104



 

 

Staff finds that the proposed annexation is consistent with the General Plan designation of Mountain 
Preservation / Neighborhoods with Open Space, supports low-impact community use, and avoids 
residential development. The proposed zoning of Institutional and Public Facilities (IPFZ) is 
appropriate for the intended use, and the requested exceptions to sidewalk and landscaping 
standards are reasonable, given the site’s rural character and the applicant’s commitment to trail 
dedication and targeted landscaping. 

Ms. Plourde has coordinated extensively with city staff, the Jordanelle Special Service District, and 
the Wasatch County Fire District to address infrastructure, access, utility, and fire suppression 
requirements. The application has received approval or conditional approval from all relevant 
departments. 

Based on these findings, staff recommends a positive recommendation from the Planning 
Commission to the City Council for the annexation of the subject property. 

 

Staff Findings 

 

General Plan 

• The subject parcel is designated as Mountain Preservation / Neighborhoods with Open Space 
in the General Plan. 

• The proposed use is consistent with the intent of this designation, which allows for low-impact 
and recreational uses. 

• The proposal does not include residential development, supporting the preservation of natural 
character and open space. 

 

Zoning 

• Upon annexation, the property will be zoned Mountain Community Zone (MCZ). 

• The following zoning adjustments are proposed to accommodate the intended use: 

o Building and site plans will be included in the annexation process and subject to City 
Council approval. 
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o Street frontage landscaping will be required only on 20 feet on either side of the main 
access, extending 10 feet back from the property line. 

o Event Centers will be added as a permitted use through the Master Development 
Agreement (MDA). 

o Land will be dedicated as needed for a trail consistent with the City’s master planned 
trail network. 

o Provisions for a the possible future construction of a caretaker dwelling at the site of the 
event center.  

o Provisions for the possibility of a subdivision of one lot on the north of the current 
property.  

 

City Engineer 

• All conditions set forth by the City Engineer must be satisfied prior to approval of final 
development plans. 

• Known requirements include: 

1. Acquisition of a UDOT access permit. 

2. Compliance with all provisions of the Heber City Sensitive Lands Ordinance. 

3. Coordination and compliance with all applicable public utility providers. 

 

Jordanelle Special Service District (JSSD) 

• The applicant intends to connect to sewer and water services through JSSD. 

 

Wasatch County Fire District 

• The applicant has coordinated with the Fire Department to satisfy fire suppression 
requirements by extending a water line beneath Highway 32 and installing a hydrant that 
meets all applicable standards. 
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Noticing 

• This item is not a public hearing; therefore, it was noticed as part of the regular Planning 
Commission agenda in accordance with standard procedure. 

 

Conditions 
- All conditions of relevant departments shall be met. 
- Building plans shall be included in the MDA and approved by Council 
 
ALTERNATIVES 

Staff Recommended Option - Approval 

I move to approve The Plourde Annexation as presented, with the findings and conditions as 
presented in the conclusion above. 

 
POTENTIAL MOTIONS 

 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Planning 
Jacob Roberts, Planner 

 
EXHIBITS 

1. Plourde Annexation Petition 
2. Zoning 
3. General Plan 
4. Annexation Policy Plan Map 
5. Heber Concept Submittal 
6. Plourde Annexation Planning Commission ( May 13 2025) 
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Plourde Annexation
Action Item

Date: 5/13/2025
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Summary

• Ms. Plourde submitted an annexation Petition for the annexation of parcel 

07-7086 to facilitate the construction of an event venue that works with the 

challenging topography of the parcel and maximizes the views from the 

parcel. 

• The annexation petition was accepted by the City Council on January 7th , 

2025
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Policy Questions

• Staff is requesting a positive or negative recommendation to forward 

on to the City Council for a public hearing and final approval. 
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Area Map

Plourde Annexation
Parcel 07-7086
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Future Land Use 
Designation

Parcel in 
Question

General Plan Designation: Mountain 
Preservation
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Annexation Policy Plan

Parcel 07-7086
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Zoning
The property will be zoned Mountain Community Zone 
(MCZ) with the following adjustments outlined in the MDA:

1. Future building and site plans will be included in the 
annexation process and will be subject to approval by 
the City Council.

2. Street frontage landscaping will be required only on 
20 feet of each side of the main access point, 
extending 10 feet back from the property line.

3. Event Centers will be added as a permitted use, as 
outlined in the Master Development Agreement 
(MDA).

4. Land will be dedicated, where necessary, to 
accommodate a trail consistent with the area’s master 
planned trail network.

5. Provisions will be added for the possible construction 
of a caretake dwelling at the site of the event center

6. Provisions will be added for the possible subdivision 
of a portion of the property to be sold as a buildable 
lot. 
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Building Design and 
Site Layout
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Property Overview
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Policy Questions

• Staff is requesting a positive or negative recommendation to forward 

on to the City Council for a public hearing and final approval. 
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