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

Planning Commission Meeting  
 

February 10, 2026 
 

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: 

 I. January 27, 2026, PC Minutes for Approval 

3. Action Items: 

 I. Site Plan and Conditional Use Permit approval for New London North Commercial 
Development Lot 1 Pad A, located at 908 North US-40 (Planner Aubrey Larsen/Engineer 
Ross Hansen) 

 II. Site Plan and Conditional Use Permit approval for New London North Commercial 
Development Pad B, located at 948 North US-40 (planner Aubrey Larsen/Engineer Ross 
Hansen) 

4. Work Meeting: 

 I. Trailhead Plaza Discussion (Development Director Tony Kohler) 

5. Administrative Items: 

 I. Planning Commission Training  
https://luau.utah.gov/  

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 
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prior to the meeting.  
Posted on 02.05.2026, 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.  
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HEBER CITY CORPORATION 
75 North Main Street 
Heber City, UT 84032 

Heber City Council Meeting  
January 27, 2026 

 
DRAFT Minutes 

 
 6:00 p.m. – Regular Meeting  

1. Regular Meeting: 
  
 I. Call to Order 
 
Vice Chair Tori Broughton called the Planning Commission Meeting to order at 6:00 
p.m. and welcomed everyone present and welcomed the newest full-term voting 
member, Greg Royal to the Planning Commission and also mentioned that the Mayor 
will be recognizing long-t 
 II. Roll Call 
 
Planning Commission Present: Chairman Phil Jordan 

Vice-Chair Tori Broughton 
Commissioner Darek Slagowski 
Commissioner Josh Knight 
Commissioner Greg Royall 
Commissioner Robert Mckinley 

Planning Commission Absent:  Chairman Phil Jordan 
Commissioner Dave Richard 
Commissioner Robert Wilson 

Staff Present: Planning Manager Jamie Baron 
Planning Office Admin Meshelle Kijanen 

 
Staff Participating Remotely:   N/A 

Also Present:  Mike Johnston and Howard Saldarini 

Also Attending Remotely:  N/A 
 III. Pledge of Allegiance:        By Invitation 
 
Alternate PC Member Robert McKinnley led the recitation of the Pledge of Allegiance. 
 IV. Prayer/Thought by Invitation N/A () 
  
 V. Recuse for Conflict of Interest N/A 
  
2. Consent Agenda: 
 
Motion: Commissioner Knight moved to approve the consent agenda for the minutes 
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from December 9, 2025 and the approval for the 2026 Planning Commission meeting 
dates. Commisioner Greg Royall made a second to the motion.  
 
Discussion: N/A 
 
Voting Yes: 5 Voting No: None. The Motion 5-0. 
 I. 12.09.2025 PC Minutes for Approval  
  
 II. Approve 2026 Planning Commission Meeting Dates 
  
3. Action Items: 
  
 I. Saldarini Annexation, located at 110 W Moulton Lane. 
 
Planning Manager Jamie Baron presented the Staff Report as included in the meeting 
materials. The State requires a zone at the time of annexation and staff is requesting 
neighborhoods with open space (NOS). There is not a Master Development Agreement 
or Concept Plan for this Annexation as Mr. Saldarini only wants to annex into the City. 
Also, there is a master plan trail along the Timpanogos Canal, which is right along the 
back side of the applicant's property. We would require that at the time of development, 
whether by Mr. Saldarini or successors of his property, that they abide by the 
Timpanogo Canal Master Trail Plan. See the full Staff Report as included in the meeting 
materials. 
The applicant, Mr. Saldarin agreed with the contents of the Staff Report. 
Commissioner Darek Slagowski asked why the City is recommending NOS rather than 
University Village (UV)? Mr. Baron responded, Staff is recommending the Nos based 
mostly from the General Plan and because of the zoning map and where those 
boundaries are, the majority of this property is within and surrounded by NOS. 
However, if this Planning Commission feels that something else is more appropriate, it's 
within your purview to recommend something else. Mr. Slagowski followed up with 
asking if the applicant thought the Zone was acceptable, and the applicant confirmed 
that the zone was acceptable.  
Vice-Chair Broughton asked what level of change to the property would then be 
required to do a trail? Mr. Baron responded, We're looking at full development or a 
subdivision to the lot to initiate the trail requirement. If the applicant is doing an 
accessory building, I don't see that being a trigger for the trail compliance. 
Commissioner Joshua Knight asked for the difference between the NOS and the UV 
Zone. Mr. Baron responded, that the University Village (UV) Zone is a lower density 
zone with more mixed-use and commercial, with more intense uses that are 
surrounding the UVU campus, with no single family homes in the. Neighborhoods with 
open space is limited commercial and more like townhomes and single-family homes. 
Commissioner Greg Royall asked when the original annexation was taking place, when 
the applicant decided not to annex with everybody else. Was it the area zoned NOS 
zone or was it the UV zone? Mr. Baron said he wasn't sure and would need to do 
research and get back to Mr. Royall with an answer. However, as he could recall 
without research,  
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I think the actual application for that annexation probably came in before we have this 
current version that we are discussing today. At the time, we had the original North 
Village overlay Zone (NVOZ), which had more of a strip type development instead of 
clusters. The NVOZ was structured from the highway up the hill with Town Center, then 
Village Center, and then Neighborhoods. Mr. Baron continued, the NOS I believe, was 
adopted during that process and this Annexation was on hold for the new zoning, which 
we now have these sub-designations. Mr. Baron concluded that was a ruff summary of 
the timeline. 
 
Motion: Commissioner Knight moved to make a positive recommendation for the 
Saldarini Annexation, located at 110 W Moulton Lane and to be in the NOS 
classification. Commissioner Royall made the second. 
 
Discussion: N/A 
 
Voting Yes: Commissioner Slagowski, Commissioner Knight, Commissioner Royall, 
Commissioner McKinley, and Vice-Chair Broughton. Voting No: None. The Motion 
Passed 5-0. 
 
  
  
4. Work Meeting: N/A 
  
5. Administrative Items: 
  
 I. Discuss Planning Commission Bylaws 
 

Commissioner Knight asked whether any changes had been made to the Planning 
Commission Bylaws since the last review. Mr. Baron responded that no changes had 
been made, noting that only the Planning Commission has the authority to amend the 
bylaws. Staff can prepare proposed amendments for the Commission’s consideration 
upon request. 

Commissioner Knight then asked whether staff believed there were any specific 
provisions the Planning Commission should review. Mr. Baron responded that 
attendance requirements are always important to revisit. He explained that failure to 
meet attendance requirements could result in a Commissioner being asked to step 
down due to inactivity. While no Planning Commissioner has ever been removed for 
inactivity, he emphasized the importance of understanding the commitment involved in 
serving on the Commission. 

Mr. Baron also noted that the Commission may wish to discuss the six-year term 
length. After discussing the pros and cons, the Planning Commission decided to retain 
the six-year terms as currently written in the bylaws. 

The Commission further discussed potential discrepancies between the Planning 
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Commission Bylaws and the Municipal Code, specifically regarding whether the 
Commission is allowed one alternate or two alternates, and how vacancies are handled 
when a Commissioner leaves before completing a term. Staff stated they would review 
the Municipal Code and bylaws for any inconsistencies and report back to the 
Commission. 

Mr. Baron and the Commissioners also discussed staff and public participation rules 
and the order of proceedings. It was determined that the Planning Commission follows 
the appropriate participation and procedural rules. 

Commissioner Knight asked how many Commissioners could communicate without 
violating the Public Open Meetings Act. Mr. Baron clarified that three or fewer 
Commissioners may communicate, as a quorum consists of four Commissioners. He 
noted that different types of conversations and scenarios can affect compliance. 

The Commissioners were informed that this bylaws discussion would count toward their 
required four hours of annual training. The Planning Commissioners requested that the 
full four hours of required training be conducted during regular meetings when agendas 
are light. The Commissioners also shared the types of training they would like to 
receive. Mr. Baron reminded the Commission that attendance at the fall conference 
counts toward the annual training requirement. 

Vice-Chair Broughton requested highlights from the City Council retreat. Mr. Baron 
summarized key topics, including parks, traffic, C Street, dark-sky regulations, 
amortization of commercial uses, a possible change to dogs in parks, and affordable 
housing. 

Commissioner Knight commented that he would like the City Council to reevaluate 
deed restrictions related to affordable housing. Vice-Chair Broughton and Mr. Baron 
continued the discussion, with Mr. Baron outlining the benefits and limitations of deed 
restrictions. 

Mr. Baron then addressed the old fire station building, explaining that a presentation 
had been given regarding the idea of converting the building into an incubator space, 
particularly for artists. The concept includes allowing the public to observe artists 
working along C Street, fostering local art, and reusing the semi-industrial building in 
the downtown area. The idea also includes potential renovation of the building and use 
of surrounding parking. The Commissioners and Mr. Baron discussed parking impacts 
related to public activities on C Street and Main Street. Mr. Baron reminded the 
Commission that the City does not currently own the old fire station but is in 
negotiations with Wasatch County. 

Vice-Chair Broughton commented that a traffic study would be needed for First South. 
Commissioner Royall suggested removing the grass area in front of the Public Safety 
Building and converting it into parking. Access more detailed information that is 
included in the meeting materials  
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 II. Discuss any changes needed on the PC Term End Date List (emails, 
addresses, phone numbers) A paper copy will be provided to the 
Commissioners at the Meeting. 

 
The Planning Commissioners looked at their specific information listed on the PC Term 
End Date List and reported on any changes that were needed.  
6. Adjournment: 
 
Motion: Commissioner Knight moved to Adjournment:. Commissioner Slagowski made 
the second. 
 
Discussion: N/A 
 
Voting Yes: Commissioner Slagowski, Commissioner Knight, Commissioner Royall, 
Commissioner McKinley, Vice-Chair Broughton. Voting No: None. The Motion Passed 
5-0. 
  

_______________________________ 
Meshelle Kijanen, Administrative Assistant 
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Planning Commission Staff Report   

  
MEETING DATE: 2/10/2026 
SUBJECT: Site Plan and Conditional Use Permit approval for New London North 

Commercial Development Lot 1 Pad A, located at 908 North US-40 
(Planner Aubrey Larsen/Engineer Ross Hansen) 

RESPONSIBLE: Aubrey Larsen  
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Community Development 

 
SUMMARY 

The City has received a request for Site Plan and Conditional Use Permit approval for New London 
North Commercial Development Lot 1 Pad A. The application is before the Planning Commission 
because a Commercial Complex (defined as two or more commercial uses on a single lot or adjacent 
lots that share parking, circulation, landscaping, or are approved together under a conditional use or 
subdivision application) requires Planning Commission review. Lot 1, Pad A includes an approximate 
6,000 square-foot commercial multi-tenant building. Included with this Site Plan is off-site utility and 
parking lot drive aisle improvements that will be utilized by future phases to ensure good circulation. 
 
RECOMMENDATION 

Staff recommends that the Planning Commission approve the New London North Commercial 
Development Lot 1 Pad A Site Plan and Conditional Use Permit subject to findings and conditions. 

 
BACKGROUND 

Lot 1, Pad A, located at 908 North US-40, is part of the larger New London North Commercial 
Subdivision - a proposed four-lot mixed-use development within the Mixed-Use Residential 
Commercial Zone (MURCZ). Lot 1, Pad A, is a corner lot consisting of a 5,584-square-foot multi-
tenant building with parking and circulation shared between Lots 1 and 2. Several engineering-
related issues required clarification and revision, including updating site boundaries and legal 
descriptions, addressing easements and utility connections, resolving circulation and drainage 
concerns, and ensuring consistent plan details across all sheets. Wasatch Fire review required 
adjustments to hydrant placement and a secondary access connection, and planning review focused 
on landscaping, site furnishings, trash enclosure details, and lighting - specifically the photometric 
plan, fixture schedule, and use of black fluted poles to meet city standards. After several rounds of 
revisions, the New London Commercial Development Lot 1, Pad A meets Site Plan approval 
requirements subject to findings and conditions. 
 
DISCUSSION 
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As a conditional use, the Planning Commission may consider the required mitigation of impacts such 
as parking, traffic circulation, pedestrian access, site amenities, utilities, emergency access, and 
overall site design. These items have largely been evaluated throughout the review process to 
ensure the development meets City standards and minimizes adverse effects. Based on this review, 
staff recommends approval subject to the findings and conditions outlined in this report. 
 
FISCAL IMPACT 

 
 
CONCLUSION 

Staff recommends that the New London North Commercial Development Lot 1 Pad A Site Plan 
be approved by the Planning Commission 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. 
 
Conditions: 
1. All requirements of the City Engineer shall be met including: 

- Applicant and any successors of this project shall comply with all City policies, processes, 
ordinances, standards, and specifications. 
- Water Rights will be required for landscaping and indoor use as part of the building permit 
process. 
- Subdivision plat needs to be recorded with appropriate bonding in place or fully constructed prior 
to any building permits being issued on this site. 

2. All other Code Requirements shall be met. 
3. Any other conditions or changes as articulated by the Planning Commission. 
 
ALTERNATIVES 

Staff Recommended Option - Approval 

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

I move to continue the item 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 the item with the following findings. 

 
POTENTIAL MOTIONS 

 

 
ACCOUNTABILITY  
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            75 N Main              Phone: 435-654-0787  Heberut.gov
           Heber City, UT 84032                             Fax: 435-657-2543

 

Department: 
Staff member: 

Planning 
Aubrey Larsen , Planning Consultant 

 
EXHIBITS 

1. New London Lot 1 Combinde Civil 
2. 20251204 - WPI Heber Retail BLDG A - ASI 02 
3. New London Lot 1 Pad A - PC 02102026 
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2010 North Redwood Road, Salt Lake City, Utah 84116
(801) 521-8529 - AWAengineering.net

5 Nov, 2025
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M E M O R A N D U M  

 

DATE: 12/04/25 

TO: David Plastow  
   

  
  FROM: Robert Kaldahl 

  
PROJECT NO. 24030 

  
 PROJECT: Heber Retail BLDG A 

  
 RE: ASI - 02 

 

 
Sheet E103A 

• Added Luminaire Schedule to sheet to accommodate city comments. 

• Please note all fixtures specified in project are black and poles specified are fluted. 
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New London Commercial North 
Development Lot 1, Pad A

Site Plan and Conditional Use Permit

02/10/2026

PLANNING COMISSION
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Project Details

Location: 908 North US-40 

Description: New London Commercial Development Lot 1, Pad A is a Commercial Site Plan and Conditional Use Permit application 
for an approximate 6,000 square-foot commercial multi-tenant building. Included with this Site Plan is off-site utility and parking lot 
drive aisle improvements that will be utilized by future phases to ensure good circulation.

The application is before the Planning Commission because a Commercial Complex (defined as two or more commercial uses on a 
single lot or adjacent lots that share parking, circulation, landscaping, or are approved together under a conditional use or 
subdivision application) requires Planning Commission review. Lot 1, Pad A is a multi-tenant building. 

General Plan Designation: SB Scenic Buffer

Zoning: Mixed-Use Residential Commercial

Acres: 1.01 acres

Lots: 1

Adjacent Uses:

• North: Vacant/Developing

• South: Commercial/Smiths

• East: Vacant/Developing

• West: Hwy 40
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Vicinity Map/Context
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General Plan & Zoning Map
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Background:

• Lot 1, Pad A is part of the New London North Commercial Subdivision - a four-lot mixed-use 
development in the Mixed-Use Residential Commercial Zone (MURCZ).

• The lot is a corner site includes a proposed 5,584-square-foot multi-tenant building with shared parking 
and circulation between Lots 1 and 2.

• Engineering review required clarifications and revisions on:
• Site boundaries and legal descriptions
• Easements and utility connections
• Circulation and drainage concerns
• Consistency of plan details across all sheets

• Wasatch Fire review required adjustments to hydrant placement and a secondary access connection.

• Planning review focused on landscaping, site furnishings, trash enclosure details, and lighting, including 
the photometric plan, fixture schedule, and use of black fluted poles per city standards.

• After multiple rounds of revision, the site plan generally meets requirements for approval, subject to 
findings and conditions.
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New London North Commercial Subdivision
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Phasing
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Site Plan
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Landscaping & Irrigation
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Elevations
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Elevations
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Photometric
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Site Lumens
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Staff Recommendation
Staff recommends that the New London North Commercial Development Lot 1 Pad A Site Plan be approved by the Planning Commission 
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.

Conditions

1. All requirements of the City Engineer shall be met including:
• Applicant and any successors of this project shall comply with all City policies, processes, ordinances, standards, and specifications.

• Water Rights will be required for landscaping and indoor use as part of the building permit process.

• Subdivision plat needs to be recorded with appropriate bonding in place or fully constructed prior to any building permits being issued 
on this site.

2. All other Code Requirements shall be met.

3. Any other conditions or changes as articulated by the Planning Commission.
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Discussion
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            75 N Main              Phone: 435-654-0787  Heberut.gov
           Heber City, UT 84032                             Fax: 435-657-2543

 

Planning Commission Staff Report   

  
MEETING DATE: 2/10/2026 
SUBJECT: Site Plan and Conditional Use Permit approval for New London North 

Commercial Development Pad B, located at 948 North US-40 
(planner Aubrey Larsen/Engineer Ross Hansen) 

RESPONSIBLE: Aubrey Larsen  
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Community Development 

 
SUMMARY 

The City has received a request for Site Plan and Conditional Use Permit approval for New London 
North Commercial Development Pad B. The application is before the Planning Commission because 
a Commercial Complex (defined as two or more commercial uses on a single lot or adjacent lots that 
share parking, circulation, landscaping, or are approved together under a conditional use or 
subdivision application) requires Planning Commission review. Lot 2, Pad B includes an approximate 
6,000 square-foot multi-tenant building. 
 
RECOMMENDATION 

Staff recommends that the Planning Commission approve the New London North Commercial 
Development Pad B Site Plan and Conditional Use Permit subject to findings and conditions. 

 
BACKGROUND 

Pad B, located at 948 North US-40, is part of the larger New London North Commercial Subdivision - 
a proposed four-lot mixed-use development within the Mixed-Use Residential Commercial Zone 
(MURCZ). Lot 2, Pad B is directly north of Lot 1, sharing parking and circulation, and includes a 
5,820-square-foot multi-tenant commercial building. Several engineering-related issues required 
clarification and revision, including correcting the site plan title and legal description, coordinating the 
plans with the approved subdivision plat, clarifying the Lot 2 pad labeling and square footage, and 
ensuring utilities are shown in compliance with Heber City Standard Drawings. Wasatch Fire review 
addressed hydrant placement and access between Lots 1 and 2, and planning review focused on 
landscaping, site furnishings, trash enclosure details, and lighting - including the photometric plan, 
fixture schedule, and use of black fluted poles to meet City standards. After several rounds of 
revisions, the New London North Commercial Development Pad B meets Site Plan approval 
requirements, subject to the findings and conditions. 
 
DISCUSSION 
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As a conditional use, the Planning Commission may consider the required mitigation of impacts such 
as parking, traffic circulation, pedestrian access, site amenities, utilities, emergency access, and 
overall site design. These items have largely been evaluated throughout the review process to 
ensure the development meets City standards and minimizes adverse effects. Based on this review, 
staff recommends approval subject to the findings and conditions outlined in this report. 
 
FISCAL IMPACT 

 
 
CONCLUSION 

Staff recommends that the New London North Commercial Development Pad B Site Plan be 
approved by the Planning Commission 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. 
 
Conditions: 
1. All requirements of the City Engineer shall be met including: 

- Applicant and any successors of this project shall comply with all City policies, processes, 
ordinances, standards, and specifications. 
- Water Rights will be required for landscaping and indoor use as part of the building permit 
process. 
- Subdivision plat needs to be recorded with appropriate bonding in place or fully constructed prior 
to any building permits being issued on this site. 

2. All other Code Requirements shall be met. 
3. Any other conditions or changes as articulated by the Planning Commission. 
 
ALTERNATIVES 

Staff Recommended Option - Approval 

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

I move to continue the item 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 the item with the following findings. 

 
POTENTIAL MOTIONS 

 

 
ACCOUNTABILITY  
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Department: 
Staff member: 

Planning 
Aubrey Larsen , Planning Consultant 

 
EXHIBITS 

1. New London Lot 2 Combined Civil 
2. WPI Heber Pad B - Elev Calcs v4 
3. New London Lot 2 Pad B - PC 02102026 
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A. TYPICAL 1. Contractor assumes all responsibility for job site conditions during construction of Contractor assumes all responsibility for job site conditions during construction of this project, including the safety and well-being of all persons and property. This responsibility shall apply continuously and not be limited to normal working hours. 2. Contractor shall obtain all applicable permits and/or written agreements necessary Contractor shall obtain all applicable permits and/or written agreements necessary to complete the work. 3. City owned water valves may be operated only by City staff. Opening, closing or City owned water valves may be operated only by City staff. Opening, closing or tampering with a City water valve without permission of the City public works department is a Class B misdemeanor punishable by up to six months in jail and a $1,000 fine. 4. Contractor shall schedule a pre-construction meeting with the City’s Engineering Contractor shall schedule a pre-construction meeting with the City’s Engineering s Engineering Department at least 5 business days prior to the start of construction. Contractor must attend and bring one set of the Acknowledged construction drawings and a copy of  the HCSS 00700-5 September 2023 current Heber City Standard  the HCSS 00700-5 September 2023 current Heber City Standard  Specifications and Drawings Manual (available at heberut.gov). 5. Contractor shall have in possession and on-site at all times one copy of the Contractor shall have in possession and on-site at all times one copy of the current acknowledged construction plans stamped, signed, and dated by the Engineer of Record, the Applicant, and the City. 6. Developer’s Engineers (Civil and Geotechnical) shall perform sufficient inspections Developer’s Engineers (Civil and Geotechnical) shall perform sufficient inspections s Engineers (Civil and Geotechnical) shall perform sufficient inspections and surveys during grading and construction to render an opinion in writing as to adherence to the accepted plans and compliance with Heber City Standard Specifications and Drawings Manual. 7. Any work done in the absence of an inspector’s approval shall be subject to Any work done in the absence of an inspector’s approval shall be subject to s approval shall be subject to rejection. All underground GPS data must be collected by a City representative prior to backfill. Inspectors may request the contractor to expose work that has been backfilled without prior inspection or collection of GPS data. All such rework shall be completed at the Developer’s or Owner’s expense. s or Owner’s expense. s expense. 8. Survey monuments must be installed in accordance with the current Heber City and Survey monuments must be installed in accordance with the current Heber City and Wasatch County Surveyor’s Office requirements. s Office requirements. 9. All disturbed property survey markers shall be reset in their original locations upon All disturbed property survey markers shall be reset in their original locations upon completion of all construction activities. 10. Contractor shall provide all traffic control which must conform to the current Contractor shall provide all traffic control which must conform to the current MUTCD. Provide site-specific Traffic Control Plans [prepared by an American Traffic Safety Services Association (ATSSA) or AGC-Certified Individual] prior to installation of any traffic control device. Traffic Control Plans must be Accepted by the City prior to implementation and before any shoulder, lane, or street closure. B. TRENCHES AND UTILITIES 1. Trenches shall be completed and restored per City Standard Drawing UTIL-1. Trenches shall be completed and restored per City Standard Drawing UTIL-1. 2. Pothole existing utilities in accordance with City Standard Drawing UTIL-5. Pothole existing utilities in accordance with City Standard Drawing UTIL-5. 3. Contractor is responsible to locate, avoid, protect, and repair all utilities Contractor is responsible to locate, avoid, protect, and repair all utilities encountered during construction, whether or not they are shown on the plans. Locations of underground utilities shown on plans are approximate and require field verification by Contractor. 4. All trenches within public right-of-way must be backfilled or securely plated during All trenches within public right-of-way must be backfilled or securely plated during nonworking hours. Trenches outside these areas shall be back-filled or protected by approved temporary fencing and/or barricades during non-working hours. Trenches in the roadway must be backfilled, compacted, and paved within 48 hours of road-cut. Paint striping shall be replaced in accordance to City Standards within 48-hours of restoration of pavement. C. ROADWAY CONSTRUCTION AND RESTORATION 1. Subgrade must be approved prior to construction of untreated base course and Subgrade must be approved prior to construction of untreated base course and pavement sections. Subgrade approval requires that a proof-roll be completed and verified by a City inspector, and that all utilities be installed, inspected with connections to main lines completed, and accepted by the City. 2. Asphalt patching to roads between October 15 and April 15 will be considered Asphalt patching to roads between October 15 and April 15 will be considered temporary only, and must be replaced according to City Standards and Specifications between the following April 15 and July 1. 3. Material Submittals are required for all items placed within the City right-of-way. Material Submittals are required for all items placed within the City right-of-way. All submittals must be dated within 90 days of the Construction Start Date (unless specified otherwise) and be submitted prior to the start of construction activities. 4. Moratorium Standard (New, Reconstructed, and Overlaid Streets): No cuts permitted Moratorium Standard (New, Reconstructed, and Overlaid Streets): No cuts permitted for two (2) years from the time of construction/ reconstruction/overlay) HCSS 00700-6 September 2023 5. Special Restoration Standard: This standard applies to new, reconstructed, overlaid, Special Restoration Standard: This standard applies to new, reconstructed, overlaid, and chip/slurry-sealed streets: a. New, Reconstructed, and Overlaid Streets (for 5 years after end of    New, Reconstructed, and Overlaid Streets (for 5 years after end of    moratorium): The asphalt surface shall be milled a minimum depth of two (2)  inches, and fifteen (15) feet each way from the edge of the cut. Milling shall  be done in widths equivalent to existing striped traffic lanes. The City Engineer reserves the right to require additional area and/or depth if deemed  appropriate to restore roadway to original condition. Approved fabric is  required when existing pavement included a fabric prior to the permitted cut. b. Chip/Slurry-Sealed Streets (for one year after cip/slurry application): The   Chip/Slurry-Sealed Streets (for one year after cip/slurry application): The   asphalt surface shall be re-chipped/slurried a minimum of fifteen (15) feet  each way from the edge of the cut, in widths equivalent to existing striped  traffic lanes. 6. Roads shall be opened for traffic during peak hours. Lane closures may only be in Roads shall be opened for traffic during peak hours. Lane closures may only be in effect from 9am-2pm, and 7pm-7am when night work is approved. Contractors shall accommodate all special school or local government schedules and events. Paint striping shall be replaced in accordance with City Standards within 48-hours of restoration of pavement. 7. All road closures must be approved by the City Engineer. All requests for road All road closures must be approved by the City Engineer. All requests for road closures shall be made in writing and include a site-specific Traffic Control Plan for the proposed closure. When approved, closures of Collector Streets will require a 2-week advance notice to the public informing them of the upcoming closure. The notice shall be provided using on-site Variable Message Sign (VMS) boards indicating the anticipated start date and duration of the closure. VMS boards shall remain on site for the full two week advance-notice period. If the duration of the closure is extended beyond the approved period, the extension shall be coordinated with the City Engineer and shall require additional VMS board notification to the public. 
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MC-1 VS-1 SS-1

E-1

MC-1

SC-1

B-1

W-1

MC-1

SC-1

B-1

SC-1

MC-1

W-1 SC-1

VS-1 MC-1 B-1

SC-1 SC-1 SC-1

MC-1MC-1 MC-1E-1 VS-1 MC-1E-1 VS-1 MC-1

VS-1 SC-1

3'-0"

CANOPY

11' - 0"

PARAPET

24' - 0" PARAPET

23' - 0"

PARAPET

24' - 0"

3'-6"

3'-0"

CANOPY

11' - 0"

PARAPET

24' - 0" PARAPET

23' - 0"

PARAPET

24' - 0"

CANOPY

11' - 0"

DRIVE-THRU

16' - 0"

   170 SF  (15%)
   426 SF  (39%)
   435 SF
     35 SF
     29 SF
      
1,095 SF

   225 SF
  

E-1:
B-1:
VS-1:
MC-1:
SC-1:

WALL TOTAL:

GLAZING

DRIVE-THRU

16' - 0"

CANOPY

11' - 0"

PARAPET

23' - 0"

3'-0"

PARAPET

24' - 0"

CANOPY

11' - 0"

PARAPET

24' - 0"

   628 SF  (24%)
   923 SF  (36%)
   968 SF
     50 SF
     10 SF
      
 2,579 SF

 126 SF
  

E-1:
B-1:
VS-1:
MC-1:
SC-1:

WALL TOTAL:

D-1

3'-6"

CANOPY

11' - 0"

PARAPET

23' - 0"

PARAPET

24' - 0"

PARAPET

24' - 0"

CANOPY

11' - 0"

   270 SF  (15%)
   724 SF  (41%)
   508 SF
     42 SF
     60 SF
   114 SF
   
1,718 SF

   880 SF
  

E-1:
B-1:
VS-1:
MC-1:
SC-1:
SS-1:

WALL TOTAL:

GLAZING

   250 SF  (22%)
   428 SF  (37%)
   429 SF
     27 SF
     18 SF
     
1,152 SF

   176 SF
  

E-1:
B-1:
VS-1:
MC-1:
SC-1:

WALL TOTAL:

GLAZING

11 FEBRUARY 2025

  

E-1:
B-1:
VS-1:
MC-1:
SC-1:
SS-1:
D-1:
W-1

EIFS - DRYVIT, 152 ANTHRACITE COAL
THIN BRICK VENEER - SUMMIT BRICK, LODO, (MORTAR:  DAVIS COLORS 860 DARK GRAY)
PAINTED FIBER CEMENT SIDING - JAMES HARDIE, ARTISAN SIDING, SHIPLAP, SW 6993 BLACK OF NIGHT
PREFINISHED METAL CAP FLASHING - CMG METALS, EXTRA DARK BRONZE
PAINTED STEEL CANOPY - SW 6993 BLACK OF NIGHT
STANDING SEAM METAL ROOF - MBCI, TRUE BLACK
PAINTED HOLLOW METAL DOOR & FRAME - SW 6993 BLACK OF NIGHT
ALUMINUM STOREFRONT SYSTEM - EXTRA DARK BRONZE

**OR SIMILAR EXTERIOR FINISH PRODUCT**

FINISH SCHEDULE

SS-1

     

E-1 B-1 SC-1
D-1

VS-1 W-1
MC-1
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TF
-0
1

NORTHEAST ELEVATION

NORTHWEST ELEVATION SOUTHWEST ELEVATION

SOUTHEAST ELEVATION

11 FEBRUARY 2025
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New London North Commercial 
Development Lot 2, Pad B

Site Plan and Conditional Use Permit

02/10/2026

PLANNING COMISSION
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Project Details

Location: 948 North US-40

Description: New London Commercial Development Pad B is a Commercial Site Plan and Conditional Use Permit 
application for an approximate 6,000 square-foot commercial, multi-tenant retail building.

The application is before the Planning Commission because a Commercial Complex (defined as two or more commercial 
uses on a single lot or adjacent lots that share parking, circulation, landscaping, or are approved together under a 
conditional use or subdivision application) requires Planning Commission review. Pad B is a multi-tenant building. 

General Plan Designation: SB Scenic Buffer

Zoning: Mixed-Use Residential Commercial

Acres: 0.92 acres

Lots: 1

Adjacent Uses:

• North: Vacant/Developing

• South: Commercial (Lot 1 Pad A) /Smiths

• East: Vacant/Developing

• West: Hwy 40
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Vicinity Map/Context
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General Plan & Zoning Map
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Background:
• Lot 2, Pad B is part of the New London North Commercial Subdivision - a four-lot mixed-use 

development in the Mixed-Use Residential Commercial Zone (MURCZ).

• Lot 2, Pad B is directly north of Lot 1 and includes a proposed 5,584-square-foot multi-tenant building 
that shares parking and circulation with Lot 1.

• Engineering review required clarifications and revisions on:
• Site plat title and legal description
• Coordination with the approved subdivision plat
• Pad labeling and square footage
• Utility details shown in accordance with Heber City Standard Drawings

• Wasatch Fire review addressed hydrant placement between Lots 1 and 2 and confirmed fire access 
through the shared circulation.

• Planning review focused on landscaping, site furnishings, trash enclosure details, and lighting, including 
the photometric plan, fixture schedule, and use of black fluted poles per city standards.

• After multiple rounds of revision, the site plan generally meets requirements for approval, subject to 
findings and conditions.
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New London North Commercial Subdivision
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Phasing
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Site Plan
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Landscaping & Irrigation
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Elevations
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Elevations
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Photometric
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Site Lumens
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Staff Recommendation
Staff recommends that the New London North Commercial Development Pad B Site Plan be approved by the Planning Commission 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.

Conditions

1. All requirements of the City Engineer shall be met.
• Applicant and any successors of this project shall comply with all City policies, processes, ordinances, standards, and specifications.

• Water Rights will be required for landscaping and indoor use as part of the building permit process.

• Subdivision plat needs to be recorded with appropriate bonding in place or fully constructed prior to any building permits being issued 
on this site.

2. All other Code Requirements shall be met.

3. Any other conditions or changes as articulated by the Planning Commission.
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Discussion
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            75 N Main              Phone: 435-654-0787  Heberut.gov
           Heber City, UT 84032                             Fax: 435-657-2543

 

Planning Commission Staff Report   

  
MEETING DATE: 2/10/2026 
SUBJECT: Trailhead Plaza Discussion (Development Director Tony Kohler) 
RESPONSIBLE:  
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: 

 

 

SUMMARY 

 
 
RECOMMENDATION 

 

 
BACKGROUND 

 
 
DISCUSSION 

 
 
FISCAL IMPACT 

 
 
CONCLUSION 

 
 
ALTERNATIVES 

Staff Recommended Option - Approval 

I move to approve the item as presented, with the findings and conditions as presented in the 
conclusion above. 
 
Alterntive 2 - Continuance 
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I move to continue the item 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 the item with the following findings. 

 
POTENTIAL MOTIONS 

 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Planning 

 
EXHIBITS 

None 
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	III. Pledge of Allegiance:        By Invitation
	IV. Prayer/Thought by Invitation
	V. Recuse for Conflict of Interest

	2. Consent Agenda:
	I. January 27, 2026, PC Minutes for Approval
	01.27.2026 Draft Minutes for Approval


	3. Action Items:
	I. Site Plan and Conditional Use Permit approval for 
	Staff Report
	New London Lot 1 Combinde Civil
	20251204 - WPI Heber Retail BLDG A - ASI 02
	New London Lot 1 Pad A - PC 02102026

	II. Site Plan and Conditional Use Permit approval for 
	Staff Report
	New London Lot 2 Combined Civil
	WPI Heber Pad B - Elev Calcs v4
	New London Lot 2 Pad B - PC 02102026


	4. Work Meeting:
	I. Trailhead Plaza Discussion (Development Director T
	Staff Report


	5. Administrative Items:
	I. Planning Commission Training https://luau.utah.gov

	6. Adjournment:

