
HEBER CITY CORPORATION 

75 North Main Street 

Heber City, Utah 

Planning Commission Meeting 

Thursday, February 13, 2014 

 

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.  

   
Pledge of Allegiance:  By Invitation  

Minutes:   November 14, 2013, Regular Meeting (tabled from December 12, 2013) 

    January 9, 2014, Regular Meeting  

        

Item 1 Danny Labrum requests Commercial Concept Development Approval for 

Labrum Ford located at approximately 901 South Main Street 
 

Item 2 Watts Enterprises requests Subdivision Final Approval for Ranch Landing 

Cottages Plat A located at 980 South 500 East 
 

Item 3 Watts Enterprises requests Subdivision Final Approval for Ranch Landing 

Condos Plat D also referred to as the Ranch Landing Condo Plat located at 1045 

South 500 East 
 

Item 4 Red Ledges requests Subdivision Final Approval for Red Ledges Phase 1Q 

located in the Red Ledges Project in the vicinity of Red Knob Way.  The main 

entrance to the Red Ledges Development is at 1851 East Center Street (Lake 

Creek Drive).   
 

Item 5 Report on Red Ledges Amenities and Phasing Plan 
 

Item 6 Discuss proposed amendment to the parking ordinance for retail, office, and 

restaurant uses in the C-3 Commercial Zone.  

 

Item 7 Review of 2013 Planning Commission Actions  

 

Administrative Items: 

 
Those interested in the above items are encouraged to attend.  Order of items may vary if needed.  In compliance with the 

Americans with Disabilities Act, those needing special accommodations during this meeting or who are non-English speaking 

should contact Karen Tozier or the Heber City Planning and Zoning Department (435-654-4830) at least eight hours prior to the 

meeting. 

 

Posted on February 6, 2014 in the Wasatch County Community Development Building, Wasatch County Library, Heber City Hall, 

the Heber City Website at www.ci.heber.ut.us and on the Utah Public Notice Website at http://pmn.utah.gov.  Notice provided to 

the Wasatch Wave on February 6, 2014. 

Karen Tozier, Planning Commission Secretary 

http://www.ci.heber.ut.us/
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HEBER CITY CORPORATION 1 

75 North Main Street 2 

Heber City, Utah 3 

Planning Commission Meeting 4 

Thursday, November 14, 2013 5 

 6 

7:00 p.m. 7 

Regular Meeting 8 
 9 

Present: Planning Commission: Darryl Glissmeyer 

  Kieth Rawlings 

  Mark Webb 

  Michael Thurber 

   

Absent:  Clayton Vance 

  Harry Zane 

  David Richards 

  Craig Hansen 

   

Staff Present:   Planning Director  Anthony Kohler 

 Planning Secretary Karen Tozier 
 10 
Others Present:  Todd Cates and Joshua Cates. 11 
 12 

Chairman Rawlings convened the meeting at 7:09 p.m. with a quorum present.   13 

 14 

Pledge of Allegiance:  Commissioner Webb   15 

Minutes:   September 12, 2013, Regular Meeting 16 
 17 

Commissioner Glissmeyer moved to approve the meeting minutes of the September 12, 2013, 18 

Regular Meeting.  Commissioner Thurber seconded the motion.  Voting Aye: Commissioners 19 

Glissmeyer, Thurber, Rawlings, and Webb.  Nay: None.  The motion passed. 20 

 21 

October 17, 2013, Regular Meeting  22 
 23 

Commissioner Webb moved to approve the minutes for Thursday, October 17
th

.  Commissioner 24 

Thurber seconded the motion.  Voting Aye:  Commissioners Thurber, Rawlings, and Webb.  25 

Abstaining:  Commissioner Glissmeyer.  Voting Nay: none.  The motion passed.    26 

     27 

Item 1 Red Ledges requests Subdivision Final Approval of Red Ledges Phase 1P located on 28 
Copper Belt Drive near the intersection of Red Ledges Village Way.  The main entrance 29 
to the Red Ledges Development is at 1851 East Center Street (Lake Creek Drive)   30 

 31 

Todd Cates addressed the Commission.  He noted that this phase, Phase 1P, had more lots 32 

than what they had brought recently.  He showed the location of the plat on the Red Ledges 33 

map and pointed out that the City’s water tank is in this area.  These are custom lots; all but 34 

one is under ¾ of an acre.   35 
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 36 

There were no questions from the Planning Commission.  The engineering report had been 37 

submitted early and Cates indicated that many of the items had been taken care of.  Anthony 38 

Kohler is reviewing the Development Agreement and this would be taken care of before the 39 

City Council meeting.  Commissioner Thurber expressed that he wanted to make sure access 40 

associated with the water tank is taken care of.  Anthony Kohler indicated Bart Mumford is 41 

comfortable with these issues.   42 

 43 

The topic of access on Lot 781 was discussed.  Todd Cates indicated the Timpanogos Canal 44 

easement was in this area and cuts the lot off.  Red Ledges has to stay outside of the easement 45 

to get into the lot.  Anthony Kohler indicated he had included the definitions of building pad 46 

and building width from Section 18.61.040 Development Requirements in his staff report.  In 47 

looking at these definitions, Kohler indicated he did not think there was a problem.  He read 48 

the definitions.  “The buildable area is the portion of land located within the property 49 

boundary setbacks.  The Building pad is the portion of land located within the buildable area 50 

setbacks.”  The width on this is supposed to be 100 lineal feet at front of building pad.  There 51 

are a couple of lots like this are in previous phases.  The issue is they have to have 100 feet of 52 

width in the building pad as defined on the plat.  This has been done.  Kohler indicated that 53 

the width of the flag pole is at least 20 feet so they can meet the driveway standards for the 54 

fire department as well.  The length of the driveway is important to the fire department; they 55 

usually get involved if the driveway is 150 feet long or longer.  The driveway on this lot 56 

appears to be less than 100 feet in length.  Anthony Kohler indicated they could have the fire 57 

department look at this before this goes to City Council and make sure they are comfortable 58 

with this.     59 

 60 

Commissioner Webb asked if all the setbacks had been taken care of.  Anthony Kohler noted 61 

that he had spoken to Mike Carlton and Mr. Carlton indicated he had made these changes (to 62 

the plat).  Anthony Kohler was to check the setbacks as well.   63 

 64 

Commissioner Thurber moved the proposed subdivision is consistent with the Red Ledges 65 

Master Plan, the Interlocal Agreement, Chapter 18.61, and conditional upon Lots 758 through 66 

759 showing building pads 30 feet from the right-of-way, with 10 foot and 14 foot side 67 

setbacks and 30 foot rear setbacks, and Lot 774 being widened to 100 feet.  There was a 68 

correction from the Commissioner Glissmeyer that this should be Lots 758 through 779.  69 

Commissioner Thurber agreed to this correction to the motion.  Commissioner Webb asked if 70 

this was a recommendation for final subdivision approval for Phase 1P.  Commissioner 71 

Thurber confirmed this, yes.  Commissioner Glissmeyer seconded the motion.  Voting Aye:  72 

Commissioners Glissmeyer, Thurber, Rawlings, and Webb.  Voting Nay: none.  The motion 73 

passed.   74 

 75 

Administrative Items: 76 
 77 

Under Administrative Items the Commission wanted to discuss the DRC Meeting that had been 78 

held earlier that week.  They were concerned that the Boyer Company had not followed their 79 

recommendations; they want a park, not a retention pond park.  They expressed that this is a 80 

need for the children in the area.  The future bypass area was discussed briefly.  Anthony Kohler 81 
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indicated the County wants to work with the City to make sure that the City does not need more 82 

intersection area in the location where you would exit off the bypass.  This is another issue that 83 

the City will need to work with the developer on.   The phasing of the project was also discussed 84 

briefly.  The developer would like feedback from the Commission.   85 

 86 

There was brief discussion on possible development in commercial areas. 87 

 88 

Scheduling of the annual calendar for 2014 was discussed.  The Planning Commission would 89 

like for the meetings to be scheduled at 6:00 p.m.  Discussion on the joint meeting in January 90 

with the City Council.  Anthony Kohler mentioned issues they might talk over at this meeting.  91 

They would probably schedule this tentatively for the 4
th

 week of January.  Kohler noted he was 92 

considering having a consultant facilitate the meeting.  The Commission agreed that this would 93 

be a good idea.   94 

 95 

Commissioner Glissmeyer moved to adjourn the meeting.  Commissioner Webb seconded the 96 

motion.  Voting Aye: Commissioners Glissmeyer, Thurber, Rawlings, and Webb.  Voting Nay: 97 

none.  The motion passed and the meeting adjourned at 7:50 p.m. 98 
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HEBER CITY CORPORATION 1 

75 North Main Street 2 

Heber City, Utah 3 

Planning Commission Meeting 4 

Thursday, January 9, 2014 5 

 6 

6:00 p.m. 7 

Regular Meeting 8 
 9 
 10 

Present: Planning Commission: Darryl Glissmeyer 

  David Richards 

  Harry Zane 

  Kieth Rawlings 

  Michael Thurber 

  Clayton Vance 

   

Absent:  Mark Webb 

   

Staff Present:   Planning Director  Anthony Kohler 

 Planning Secretary Karen Tozier 

 City Engineer Bart Mumford  
 11 
Others Present:  Rich Hansen, Mark Haroldsen, Todd Cates, Blaik Baird, Terry Shoemaker, 12 
Travis Wilcox, Francis Harrison, Mike Folkman, Eric Straddeck, Daniel Mauer, and Mike 13 
Medina.   14 
 15 
Chairman Rawlings convened the meeting at 6:04 p.m. with a quorum present.  16 

 17 

Pledge of Allegiance:  Commissioner Zane    18 

Minutes: November 14, 2013, Regular Meeting (tabled from December 12, 2013) 19 
 20 

There were not enough Commissioners present who had attended this meeting to approve the 21 

meeting minutes.  22 

 23 

December 12, 2013, Regular Meeting  24 
 25 

Commissioner Thurber moved to approve the December 12, 2013, Regular Meeting Minutes.  26 

Commissioner Zane seconded the motion.  Voting Aye: Commissioners Zane, Glissmeyer, 27 

Thurber and Rawlings.  Voting Nay: none.  The motion passed.   28 

 29 

Commissioner Richards arrived at 6:23 p.m.  Commissioner Vance arrived at 7:00 p.m.  30 

 31 

Item 1 Wasatch County School District requests Commercial Development 32 

Concept Approval / Approval of the Master Plan for property located at 33 

600 South Main (The Old High School) 34 
 35 
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REQUEST 36 
 37 

The School District is proposing a development Master Plan for the old high school location. 38 

The property is located in the C-2 Commercial Zone. The proposal would entirely remove the 39 

existing buildings. Development Pads would be built along Main Street and new public and 40 

private roads would be throughout the property. After the plan is adopted, the School District 41 

would have developers construct the improvements associated with each particular pad a 42 

developer purchases.  43 

 44 

DISCUSSION 45 
 46 
The Planning Commission discussed the following points: 47 
 48 

 the proposed alignment did not follow the master transportation plan with respect to 100 East; 49 
concern was expressed that if the road is private there probably would never be a connection 50 
farther south to either Main Street or 1200 South; this subdivision sets the tone for what 51 
happens with the rest of the lots to the south; 52 

 it was thought there will be traffic congestion on 600 South and a cue will back up if 53 
alignment is at 50 East; 54 

 numerous possible solutions to alignment and designation of private/public roads;  55 
 the parking plan, lighting, utilities, and phasing;  56 

o the Commission wanted the petitioner to be prepared with a phasing plan showing 57 
contingencies if lots are sold in random order;  58 

o cable needs to be buried; all the other poles can come down once this is buried; 59 
o period lighting needs to replace the existing overhead lighting along Main Street; 60 

 concern was expressed on phasing the property if it is piece-milled too much.  One option was 61 
to identify what is regional in nature and put the rest into a development agreement; this is an 62 
equitable way to phase the project and protect the City.  Utilities may have to be put in up 63 
front as concern was expressed over phasing and having the road torn up for numerous phases;   64 

o a suggestion was made to phase in two phases. The first phase would be from 50 East 65 
going west to Main Street and the second phase would be east of 50 East.  This would 66 
allow for all of 50 East to be constructed at one time and not be partial construction; 67 

 68 

Blaik Baird of the Wasatch County School District spoke regarding the school district’s 69 

property maintenance.   70 

 71 

MOTION OF APPROVAL 72 
 73 

Commissioner Glissmeyer moved that we approve this concept for the Wasatch School 74 

District to market this concept with the proviso that 100 East be tied in with what is now 75 

called a private driveway and what is called 50 East become a private driveway.  76 

Commissioner Richards seconded the motion.  Voting Aye:  Commissioners Zane, 77 

Glissmeyer, Thurber, Rawlings, and Richards.  Abstaining:  Commissioner Vance.  Voting 78 

Nay: None.  The motion passed.  Commissioner Vance had abstained because he had just 79 

arrived to the meeting and had not participated in the discussion.   80 

 81 

 82 
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Item 2 Red Ledges requests Subdivision Final Approval for Red Ledges Phase 2E 83 

– Juniper Hills located in the Red Ledges Development in the vicinity of 84 

Copper Belt Drive, the entrance to Red Ledges is located at 1851 East 85 

Center Street 86 
 87 

REQUEST 88 
 89 

Phase 2E consists of 8 lots. The proposed road configuration changes the Master Plan by 90 

removing a cul-de-sac and replacing it with a through road and moving a proposed road to 91 

align with an existing intersection. 92 

 93 

DISCUSSION 94 
 95 
The Planning Commission discussed the following points: 96 
 97 

 whether the driveways are shared or singular; 98 
 the Commission expressed concern over the grade of the driveways and questioned whether 99 

there will there be a problem for the Fire Official, if the Fire Marshall is alright then the 100 
Commission did not have a problem with this; Staff is to check with the Fire Marshall on the 101 
grade of driveways; 102 

 the City has no requirement on driveways; 103 
 the hatched area on the plat is common area which will be maintained by the Home Owners 104 

Association. 105 
 106 

MOTION OF APPROVAL 107 
 108 

Commissioner Zane moved that we recommend approval for Red Ledges’ request (for) 109 

subdivision final for Red Ledges Phase 2E – Juniper Hills located in the Red Ledges 110 

Development in the vicinity of Copper Belt Drive, the entrance to Red Ledges is located at 111 

1851 East Center Street contingent upon they meet all the requirements of the staff and City 112 

engineer.  Commissioner Thurber seconded the motion.  Voting Aye: Commissioners Zane, 113 

Glissmeyer, Thurber, Rawlings, Richards, and Vance.  Voting Nay: none.  The motion passed.  114 

 115 

Item 3 Oakwood Homes of Utah requests Small Subdivision Approval for The 116 

Cottages at Valley Station Phase 1 located on 300 West between 1000 117 

South and 1300 South 118 
 119 

REQUEST 120 
 121 

The petitioner is proposing a small scale subdivision consisting of 8 lots along an existing 122 

street, 300 West. These lots were considered in the density and open space calculations with 123 

the rest of the subdivision. Since these lots front along an existing street and the subdivision 124 

contains fewer than 10 lots, this plat can be considered for approval with the preliminary/final 125 

process. 126 

 127 

 128 

 129 
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DISCUSSION 130 
 131 

The Planning Commission noted that discussion on this subdivision had taken place with Item 132 

4 The Cottages at Valley Station Phases 2 and 3 which the Planning Commission had 133 

discussed prior to Item 3.  Please refer to discussion of Item 4. 134 

 135 

MOTION OF APPROVAL 136 
 137 

Commissioner Glissmeyer moved that we approve Oakwood Homes of Utah request for a 138 

Small (sub)division for the Cottages at Valley Station Phase 1 located on 300 West between 139 

1000 South and 1300 South and that it meets all the requirements of the City codes and the 140 

engineer.  Commissioner Zane seconded the motion.  Voting Aye:  Commissioners Zane, 141 

Glissmeyer, Thurber, Rawlings, Richards, and Vance.  Nay: none.  The motion passed.   142 

 143 

STAFF RECOMMENDATION / PLANNING AND ZONING 144 

APPLICABLE MUNICIPAL CODE 145 
 146 

The proposed small scale subdivision application is consistent with Section 18.42.100 Mixed 147 

Use Residential Standards, Chapter 17.40 Improvements, Section 17.12.010, and the Valley 148 

Station Development Agreement; that that the setback area around the homes and proposed park, 149 

trail, and landscaped retention areas be utilized to meet the requirement for 30% open space; that 150 

given inflation and current moderate income levels, the developer’s proposed price point of 151 

approximately $250,000 suffices in meeting the intent of the development agreement for meeting 152 

Affordable Housing requirements;  contingent upon a recorded development agreement between 153 

the developer and the City, applicable to future buyers of lots in the development that specifies: 154 

(same conditions as Cottages at Valley Station Preliminary Approval) :  155 

 156 
1. developer creating a home owners association to collect dues and maintain the private storm 157 

water retention areas; 158 
2. developer shall install landscaping, irrigation, and park amenities for the park and storm water 159 

retention areas as shown on the Preliminary Plat;  160 
3. developer shall install an asphalt trail along the irrigation easement from 600 West to 300 West in 161 

Parcel A, and install a landscaping surface acceptable to the City; 162 
4.  The City shall accept dedication of Parcel A following completion of the landscape and park and 163 

trail improvements; 164 
5. developer shall install a 6 foot tall privacy fence along the rear of lots 223 through 235 and along 165 

lots 235, 236, and 248 (around the park), and place a note on the plat and in the agreement 166 
requiring that fence color, material and height remain consistent in perpetuity; 167 

6. provide front yard setbacks for all structures located along the 600 West right of way at 30 feet 168 
minimum; 169 

7. provide a planter strip at least 8 feet wide along 600 West;  170 
8. provide that all planter strips in the development be planted with at least 1 tree for each home 171 

when landscaping is installed; 172 
9. consistent with the MURCZ, homes are to be constructed “with a combination of stucco, hardy 173 

board, brick and/or stone as outlined in the design criteria, with the use of vinyl, aluminum, and 174 
steel siding along any public street facing building façade prohibited“; 175 

10. the existing sewer line in part be abandoned where it traverses under lots 238-242, 247, 206-208, 176 
305, 306, 317, and 318;  177 
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11. the existing sewer line located along lots 334-337 and 343 contain a dedicated easement that 178 
ensures the sewer line easement will be protected from encroachment (i.e. with a dedicated trail 179 
or other device); 180 

12. each single family dwelling be at least eight hundred-fifty (850) square feet, exclusive of 181 
basements and garages.   All two-story or multi-story single-family dwellings shall contain at 182 
least one thousand four hundred-fifty (1,450) square feet of living space, exclusive of basements 183 
and garages.  Basements do not qualify as or for ground floor living area.  184 

13. each lot is approved for and contains only one (1) single family home (no duplexes, 185 
condominiums, twin home, multi-family homes, or businesses, etc. are permitted), and no re-186 
subdivision of any lot is permitted, excluding typical plat amendments to rectify property line 187 
issues; 188 

14. additional soils testing shall be provided at lots 223-235 during peak water run-off season to 189 
determine if a sump pump in the basement shall be required to address the increased potential for 190 
high ground water entering the basement due to the proximity of seasonal waters in the adjoining 191 
flood channel; 192 

15. all corner lots establish driveways to internal streets within the development and not from 600 193 
West, 1000 South and 300 West;  194 

16. that lot 248 establish the driveway on the north side of the lot and lot 247 establish the driveway 195 
on the south side of the lot; 196 

17. all garages shall be setback at least 30 feet from any public street, and other portions of residential 197 
buildings be setback at least 15 feet from any public street (except those located along 600 West); 198 

18. each lot have a 10 foot minimum rear yard setback and five foot side yard setback; 199 
19. setback/building pads shall be specified on the final plat for ease in administration of setbacks 200 

during construction;  201 
20. accessory buildings such as sheds shall only be allowed in the rear yards of the homes ; and 202 
21. concurrent with final subdivision application, developer submit the remainder of the required 203 

Environmental Impact Statement, including: 204 
a. Control of erosion within the subdivided area; 205 
b. Reseeding of cuts and fills 206 
c. Prevention and control of fire and control of dust; 207 
d. Prevention of the accumulation of weeds and debris; and 208 

Prevention of the destruction of vegetation or else the establishing of new vegetation; 209 
  210 
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ENGINEERING RECOMMENDATION 211 
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Item 4 Public Hearing to consider Oakwood Homes of Utah request Subdivision 212 

Preliminary Approval of The Cottages at Valley Station Phases 2 and 3, 213 

single-family home subdivisions, located at 300 West and 1300 South 214 
 215 

REQUEST 216 
 217 

The petitioner is requesting Preliminary Approval of the proposed Cottages at Valley Station, 218 

a 103 lot, Detached Single Family Home development in the Mixed Use Residential 219 

Commercial Zone.  The Planning Commission approved the concept plan in Fall 2013 for 113 220 

Lots. The development area is 19.8 acres, with an overall density of 5.3 units per acre. 221 

 222 

DISCUSSION 223 
 224 
The Planning Commission discussed the following points: 225 
 226 

 the staff report had been amended from the original which had required sump pumps and now 227 
the developer will test during peak season, if there is a problem then the developer will put in 228 
sump pumps; 229 

 depth of porch areas;  setbacks for garages and porches can come closer to the street, the 230 
developer could not offer porches if the setbacks were too restrictive; 231 

 the staff report recommendation list is attempting to address the MURCZ Ordinance which 232 
was originally designed for an attached product; when this development is not an attached 233 
product;   234 

 timing of phases, roto-milling of 300 West for utilities for Phase 1, sewer, engineering and 235 
WCWEP’s comfort level with the canal, public trail and parks; if the bypass goes through the 236 
park will not be lost because they have pushed the park back so the intersection can fit;   237 

 the developer will meet with staff regarding street trees; 238 
 the Commission requested a black vinyl-coated chain link fence along the canal and the 239 

developer indicated he was willing to do this; 240 
 attaching staff recommendations from Planning Staff and Horrocks Engineers as addendum 241 

and reference this in the motion to clarify the requirements that approval is contingent upon 242 
notwithstanding any issues and subsequent requirements that have been brought out during 243 
discussion that the motion might contain as well. 244 

 245 

PUBLIC HEARING COMMENTS 246 
 247 

Chairman Rawlings opened the public hearing at 7:34 p.m.   248 

 249 

Jonathon Wagstaff, who resides off 1200 West , asked the developer if the homes they plan to 250 

build the same type of homes across the street on Industrial Parkway. 251 

 252 

There were no other comments from the public and Chairman Rawlings closed the public 253 

hearing.   254 

 255 

Mike Stewart answered that the intent is for the homes here to have three-car garages, these 256 

will be biggest houses.   257 

 258 

 259 
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MOTION OF APPROVAL 260 
 261 

Commissioner Zane moved that we recommend approval for Oakwood Homes of Utah’s 262 

request for Subdivision Preliminary Approval of The Cottages at Valley Station Phases 2 and 263 

3, single-family home subdivisions, located at 300 West and 1300 South contingent upon they 264 

meet all the requirements of Staff and City Engineer and the appropriate codes will be added 265 

also.  And also they have a fence along the canal, two fences, one along the back of the lots 266 

and the other on the south side of the trail.  Commissioner Glissmeyer seconded the motion.  267 

Voting Aye:  Commissioners Zane, Glissmeyer, Thurber, Rawlings, Richards, and Vance.  268 

Nay: none.  The motion passed.  Karen Tozier asked Commissioner Zane for verification that 269 

he meant the Staff recommendations from Planning and Engineering when he referred to the 270 

appropriate codes.  Commissioner Zane confirmed that this was what he meant and that he 271 

also was stating findings as appropriate code as stated extensively in the Planning Staff 272 

Report.  The Planning and Engineering Staff recommendations are below:   273 

 274 

STAFF RECOMMENDATION / PLANNING AND ZONING 275 

 276 
The proposed preliminary application is consistent with Section 18.42.100 Mixed Use 277 

Residential Standards, Chapter 17.20.020 Preliminary Plans, Chapter 17.40 Improvements, 278 

Chapter 17.24 Street Design Standards, Chapter 17.28 Block Design Standards, Chapter 18.102 279 

Affordable Housing, and the Valley Station Development Agreement; that that the setback area 280 

around the homes and proposed park, trail, and landscaped retention/detention areas be utilized 281 

to meet the requirement for 30% open space; that the 8 foot wide planter strip along 600 West 282 

with accompanying trees, 30 foot setbacks for homes, and larger lot sizes along 600 West meets 283 

the intent of the berm specified in Section 18.42.100  and the intent of the Residential Transition 284 

portion of the MURCZ; that given inflation and current moderate income levels, the developer’s 285 

proposed price point of approximately $250,000 suffices in meeting the intent of the 286 

development agreement for meeting Affordable Housing requirements; contingent upon a 287 

recorded development agreement between the developer and the City, applicable to future buyers 288 

of lots in the development that specifies:  289 

 290 
1. developer creating a home owners association to collect dues and maintain the private storm 291 

water retention areas; 292 
2. developer shall install landscaping, irrigation, and park amenities for the park and storm water 293 

retention areas as shown on the Preliminary Plat;  294 
3. developer shall install an asphalt trail along the irrigation easement from 600 West to 300 West in 295 

Parcel A, and install a landscaping surface acceptable to the City; 296 
4.  The City shall accept dedication of Parcel A following completion of the landscape and park and 297 

trail improvements; 298 
5. developer shall install a 6 foot tall privacy fence along the rear of lots 223 through 235 and along 299 

lots 235, 236, and 248 (around the park), and place a note on the plat and in the agreement 300 
requiring that fence color, material and height remain consistent in perpetuity; 301 

6. provide front yard setbacks for all structures located along the 600 West right of way at 30 feet 302 
minimum; 303 

7. provide a planter strip at least 8 feet wide along 600 West;  304 
8. provide that all planter strips in the development be planted with at least 1 tree for each home 305 

when landscaping is installed; 306 
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9. consistent with the MURCZ, homes are to be constructed “with a combination of stucco, hardy 307 
board, brick and/or stone as outlined in the design criteria, with the use of vinyl, aluminum, and 308 
steel siding along any public street facing building façade prohibited“; 309 

10. the existing sewer line in part be abandoned where it traverses under lots 238-242, 247, 206-208, 310 
305, 306, 317, and 318;  311 

11. the existing sewer line located along lots 334-337 and 343 contain a dedicated easement that 312 
ensures the sewer line easement will be protected from encroachment (i.e. with a dedicated trail 313 
or other device); 314 

12. each single family dwelling be at least eight hundred-fifty (850) square feet, exclusive of 315 
basements and garages.   All two-story or multi-story single-family dwellings shall contain at 316 
least one thousand four hundred-fifty (1,450) square feet of living space, exclusive of basements 317 
and garages.  Basements do not qualify as or for ground floor living area.  318 

13. each lot is approved for and contains only one (1) single family home (no duplexes, 319 
condominiums, twin home, multi-family homes, or businesses, etc. are permitted), and no re-320 
subdivision of any lot is permitted, excluding typical plat amendments to rectify property line 321 
issues; 322 

14. additional soils testing shall be provided at lots 223-235 during peak water run-off season to 323 
determine if a sump pump in the basement shall be required to address the increased potential for 324 
high ground water entering the basement due to the proximity of seasonal waters in the adjoining 325 
flood channel; 326 

15. all corner lots establish driveways to internal streets within the development and not from 600 327 
West, 1000 South and 300 West;  328 

16. that lot 248 establish the driveway on the north side of the lot and lot 247 establish the driveway 329 
on the south side of the lot; 330 

17. all garages shall be setback at least 30 feet from any public street, and other portions of residential 331 
buildings be setback at least 15 feet from any public street (except those located along 600 West); 332 

18. each lot have a 10 foot minimum rear yard setback and five foot side yard setback; 333 
19. setback/building pads shall be specified on the final plat for ease in administration of setbacks 334 

during construction;  335 
20. accessory buildings such as sheds shall only be allowed in the rear yards of the homes ; and 336 
21. concurrent with final subdivision application, developer submit the remainder of the required 337 

Environmental Impact Statement, including: 338 
a. Control of erosion within the subdivided area; 339 
b. Reseeding of cuts and fills 340 
c. Prevention and control of fire and control of dust; 341 
d. Prevention of the accumulation of weeds and debris; and 342 
e. Prevention of the destruction of vegetation or else the establishing of new vegetation; 343 

 344 
 345 

 346 

  347 
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ENGINEERING RECOMMENDATION 348 
 349 
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 350 
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Item 5 Blackstone Creek LLC requests Subdivision Final Approval for Stone 351 

Creek Subdivision Phase 1 Plat A, located at 550 North 1400 East 352 
 353 

REQUEST 354 
 355 

The petitioner is proposing final approval for Phase 1 of Stone Creek, a 23 1/3 acre lot 356 

subdivision located in the PC Planned Community Zone at approximately 1300 East 600 357 

North. The entirety of Stone Creek consists of a Master Planned Community of 125 Lots. The 358 

development originally started receiving entitlements in 2006 and 2007, but due to the Eastern 359 

Bypass, Red Ledges, and community issues adjoining the proposed development, the 360 

development received Final Approval on June 5, 2008 by the City Council in a format 361 

different from the original Master Plan adopted in 2007. In June of 2008, the financing of the 362 

development failed, and the Final Approval expired on June 5, 2010. 363 

 364 

DISCUSSION 365 
 366 

The Planning Commission discussed the following points: 367 
 368 

 access points to and from the subdivision phase the developer is requesting to use and what to 369 
do to rectify circulation; 370 

 the Red Ledges bypass, gating of the subdivision and private streets, what the homeowner’s 371 
association will be responsible for, open space, whether there will be a clubhouse and 372 
gathering place, and landscaping;  373 

 engineering concerns were discussed at length.  The following are some of the key points:  374 
o the Erickson agreement needs to be taken into consideration by the developer; 375 
o waterline does need to go in; 376 
o grading needs to be done so the developer can get the waterline in; 377 
o as part of the bypass road construction, the design for the irrigation line is needed as 378 

well as determination of who is responsible for construction; 379 
o revised plans needed for how proposed subdivision phase and its streets are tying in; 380 

 the developer is proposing non-gated roads except where coming in through Red Ledges, the 381 
homeowner’s association will maintain its own private roads and open space; 382 

 can Mill Road facilitate the growth from this part of the valley?   383 
 what will ensure that Phase 1 is done?  A bond with one year to complete improvements will 384 

ensure that Phase 1 is done;  385 
 the developer is proposing a Pedestrian bridge for access to and from the clubhouse through  386 

property that is landlocked due to the canal; 387 
 developer needs to come back with documents that constitute the homeowner’s association, 388 

CCRs, etc., and these documents need to be recorded with the subdivision plat;   389 
 there was some confusion was to what constituted the new Phase 1; 390 
 the Commission asked that the minutes and development agreements be pulled from when the 391 

development was requested a number of years ago for review;  392 
 to take the Agreement with the Erickson family that and incorporate it into a development 393 

agreement between the City and Developer.  Travis Wilcox now owns the property the 394 
Erickson’s previously owned; 395 

 Rich Hansen of Blackstone Creek indicated they will be selling lots and that the price points 396 
they anticipate for homes would range in the high 3s to low 4s.  They planned to bring in three 397 
builders and indicated they plan to do something similar to what Watts Enterprises has done.  398 
He also mentioned the agreement regarding the extension of the bypass road indicating that 399 
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nobody had talked to them about the infrastructure.  He thought that agreements had been 400 
violated.  It was his opinion that it was Red Ledges’ obligation to get the bypass built.   401 

 402 

COMMENTS FROM THE PUBLIC 403 
 404 

Travis Wilcox, now owns the home that was previously owned by the Erickson family.  Mr. 405 

Wilcox’s home is situated on the corner where the proposed bypass is slated to come through 406 

and connect with Mill Road.  He indicated that an agreement was made for landscaping with 407 

the previous homeowner.  He requested that this be renewed with him and that this be upheld. 408 

He also asked if anything would be done in Phase 1 to clean up the berm that had been left.  409 

Paul Berg indicated that this would be lots when the road was built and this would be cleaned 410 

up at that time.    411 

 412 

Daniel Mauer, who lives at the end of 1300 East on the west side of street had a number of 413 

questions and concerns.  He asked questions as to why the proposed subdivision had not been 414 

developed and then expressed concern over the roads.  His main points were because these 415 

were private roads the road width, curb, gutter, and sidewalk profiles would not match those 416 

of the public streets.  The street proposed for Stone Creek would not match the street he lived 417 

on, 1300 East, and would tie in.  As originally proposed Stone Creek was to be a private-gated 418 

community and this street connection was only to be a one-way break-away gate used as 419 

egress from Stone Creek for emergency purposes.  The Developer is now proposing that there 420 

be no gate at this point and that the streets connect.  Daniel Mauer stated this is a concern to 421 

the owners on 1300 East, there are 24 adults and 34 children who live on this street.  Mr. 422 

Mauer would like to see them widen the road and connect properly.  Mr. Mauer also 423 

expressed concerned with Stone Creek’s homeowner’s association failing and the City having 424 

to take care of the streets.  He thought they should wait until the bypass is put in as originally 425 

proposed.   426 

 427 

Mike Folkland who lives at the end of 1300 East on the east side of street indicated that years   428 

ago trees and fencing had been discussed and that he wanted to bring this up.   429 

 430 

Eric Straddeck lives on 1300 East.  He noted that the majority of concerns that Dan Mauer 431 

brought up have come full circle.  He discussed Stone Creek’s amenities and indicated that the 432 

pool, its size, and the number of people it would hold was a concern for the existing 433 

neighbors.  He noted traffic would funnel through 1300
 
East if not gated and is an open road 434 

and commented that 1300 East is a concentrated area with lots of kids.   435 

 436 

Paul Berg indicated this would be an SOS (Siren Operated Sensor) gate and that they have no 437 

renderings yet.   438 

 439 

Todd Cates addressed comments on the bypass.  He recounted history of the projects and 440 

indicated that traffic is not there and at some point in time in the future this would make sense.  441 

He explained this is a road to nowhere until the road goes out to Highway 40 through the 442 

Bassett property.  443 

 444 

Paul Berg suggested that they dust off agreements and go back and put this all together and 445 

present it again.   446 
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 447 

MOTION OF APPROVAL 448 
 449 

Commissioner Zane motioned to continue the Blackstone Creek request for Subdivision Final 450 

Approval and bring it back.  Commissioner Richards seconded the motion.  Voting Aye:  451 

Commissioners Zane, Glissmeyer, Thurber, Rawlings, Richards, and Vance.  Nay: none.  The 452 

motion passed.   453 

 454 

Item 6 Amanda Wright requests Small Subdivision Approval for property 455 

located at 77 West 400 North 456 
 457 

REQUEST 458 
 459 

The petitioner is proposing to split the property located on the southeast corner of 400 North 460 

and 100 West.  Sidewalk, curb and gutter do not exist along the frontage of the property or in 461 

the neighborhood vicinity. The property is located within the R-3 Residential Zone, and each 462 

of the proposed lots meets the size and area requirements of the R-3 Residential Zone (65 feet 463 

minimum width and 6,500 square feet minimum area). A fire hydrant exists on the southwest 464 

corner of the intersection within 250 feet of the property lines of the subdivision. An existing 465 

8 inch water line exists along 400 North and an 8 inch sewer line exists along 100 West. A 466 

shed is located on the new property line and will need to be moved or removed to comply 467 

with accessory building setbacks of the R-3 Zone. The ditch along 400 North needs to be 468 

maintained to pass ditch water and storm water. 469 

 470 

DISCUSSION 471 
 472 
The Planning Commission discussed the following points: 473 
 474 

 the Commission verified that there was no sidewalk; there was no sidewalk between Main 475 
Street at 100 West; sidewalk is to be deed restricted.   476 

 477 

MOTION OF APPROVAL 478 
 479 

Commissioner Zane moved that we recommend approval for Amanda Wright’s request for 480 

Small Subdivision Approval for property located at 77 West 400 North contingent upon they 481 

meet all the requirements of the staff and city engineer.  Commissioner Vance seconded the 482 

motion.  Voting Aye:  Commissioners Zane, Glissmeyer, Thurber, Rawlings, Richards, and 483 

Vance.  Nay: none.  The motion passed.   484 

 485 

STAFF RECOMMENDATION / PLANNING AND ZONING 486 
 487 

Motion to approve the proposed subdivision as consistent with the applicable codes, Section 488 

18.60 R-3 Residential Zone, and Chapter 17 Subdivisions, contingent upon: a deed restriction 489 

being recorded for future curb, gutter, sidewalk, and asphalt improvements along the frontage 490 

of 100 West and 400 North, water rights being turned over to the City in an amount 491 

determined by the City Engineer, water and sewer laterals being constructed along 400 North 492 
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and 100 West, the existing shed being moved or removed to comply with the R-3 Zone 493 

Setbacks; and the final plat showing the address of the new lot. 494 

 495 

Item 7 Discussion about C-3 Design Criteria and Downtown Parking 496 
 497 

INTRODUCTION 498 
 499 

BUILDING HEIGHT 500 

 501 

The C-3 Design Criteria limits building height to an apparent two stories and maximum three 502 

stories as shown in Section 306 of the Design Criteria. The C-2 Commercial Zone has a 503 

similar height requirement. Typically buildings get taller in a downtown area of a community 504 

than that in outlying highway oriented commercial zones. The purpose of this discussion is to 505 

see if a taller building height limit might be more appropriate in the City’s C-3 Downtown 506 

Zone 507 

 508 

PARKING 509 

 510 

To assist in redeveloping the downtown, the City might consider offering an incentive to 511 

developers for construction of angled parking when it results in a significant increase to 512 

available on street parking and when it doesn’t decrease the amount of available off-street 513 

parking stalls. The City’s Parking Ordinance requires three parking stalls per 1,000 square feet 514 

of floor area in the C-3 Downtown Zone. These requirements require the parking to be off-515 

street and give no consideration for newly constructed on-street parking. 516 

 517 

One possibility is to count the net increase of newly constructed angled on-street parking 518 

spaces as counting towards the requirements for off-street parking spaces. As an example, see 519 

Figure 1 below. The property has approximately 200 feet of street frontage, with most of the 520 

existing street frontage used as a driveway. Since most of the frontage is used as a driveway, 521 

there are only about two actual usable parallel parking spaces in the right of way. If the 522 

driveway is reconfigured and curbed angled parking is installed, nine angled parking stalls can 523 

be placed in the right of way. With nine new parking stalls, and two existing parking stalls, 524 

the property would be given credit for creating seven parking stalls. In figure 2, four (4) 525 

existing parallel parking stalls could be replaced with eight angled parking stalls if one 526 

driveway were closed on the property, resulting in a credit to the property for creating four net 527 

new on-street parking stalls. 528 

 529 

DISCUSSION 530 
 531 
The Planning Commission discussed the following points: 532 
 533 

 whether it would be advantageous to designate one side of the street for angled parking but not 534 
both sides because the street can get very narrow with angled parking on both sides;  535 

 the Commission liked the idea of mixed use / residential with residential units above the 536 
commercial component; they were undecided as to whether they liked the idea of residential 537 
units to the side of the commercial units;   538 

 mixed use is important to obtain a vibrant downtown; 539 
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 a divider should be between residential and commercial portions; 540 
 access by back alley for narrow lots. 541 

 542 

The Commission indicated they would entertain looking at a proposal for the parking 543 

amendment.   544 

 545 

Item 8 Election of Planning Commission Chair and Vice-Chair 546 
 547 

The bylaws do not delineate how a vote is taken.  A decision to vote by raise of hands and 548 

vocally stating aye or nay was made.   549 

 550 

Commissioner Zane recommended that Chairman Rawlings be chairman again.  551 

Commissioner Richards seconded the motion.  Chairman Rawlings indicated his term ends 552 

January 1, 2015 and so if he is not reappointed there will need to be a new election of  553 

Chairman in a year.  Voting Aye:  Commissioners Zane, Glissmeyer, Thurber, Rawlings, 554 

Richards, and Vance.  Nay: none.  The motion passed.   555 

 556 

Commissioner Thurber nominated Commissioner Glissmeyer as Vice-Chairman.  557 

Commissioner Vance seconded the motion.  Voting Aye:  Commissioners Zane, Glissmeyer, 558 

Thurber, Rawlings, Richards, and Vance.  Nay: none.  The motion passed.     559 

 560 

Item 9 Adoption of the 2014 Annual Planning Commission Meeting Schedule and 561 

Work Plan 562 
 563 

Commissioner Glissmeyer moved that we accept the 2014 Heber City Planning Commission 564 

meeting dates and submittal deadlines (with meetings) at 6:00 p.m.  Commissioner Zane 565 

seconded the motion.  Voting Aye:  Commissioners Zane, Glissmeyer, Thurber, Rawlings, 566 

Richards, and Vance.  Nay: none.  The motion passed.   567 

 568 

Administrative Items: 569 
 570 

Discussion on limiting the number of agenda items and having a second meeting in months 571 

there are numerous applications was discussed.  The Commission’s preference was to 572 

schedule second meetings on fourth Thursdays.   573 

 574 

Commissioner Glissmeyer requested redlines to documents where there are amendments. 575 

 576 

On Saturday, January 25
th

 a joint work session with the City Council was a possibility.   577 

 578 

Commissioner Glissmeyer motioned to adjourn the meeting.  Commissioner Richards 579 

seconded the motion.  Voting Aye:  Commissioners Zane, Glissmeyer, Thurber, Rawlings, 580 

Richards, and Vance.  Nay: none.  The motion passed.  The meeting adjourned at 9:57 p.m.  581 



HEBER CITY PLANNING COMMISSION  

Meeting date: February 13, 2014 

Report by Anthony L. Kohler 

 

Re: Labrum Shop & Showroom Addition 

 

The petitioner is requesting approval of a new 2,800 square foot Ford Showroom and 13,099 

square foot Ford Service Department addition at 901 South Main Street to the existing 12,500 

square foot showroom and shop. The property is located within the C-2 Commercial Zone and 

contains an existing Chevrolet dealership. The proposed buildings will allow Labrum to combine 

their 2 dealerships, Chevrolet and Ford, into one location on the east side of Main Street. 

 

The petitioner has acquired a lease from UCCU for the driveway entrance into UCCU, upon 

which a Ford sign is proposed. It is impossible to meet Section 103 of the Design Criteria, 

Building Setback, as the petitioner does not own the property in front of the building, and must 

allow the driveway access to remain for UCCU. Parking is adequate for the facilities, with an 

expansion area in the rear of the building. 

 

RECOMMENDATION 

 

The proposed site plan is consistent with the C-2 Commercial Zone, the C-2 & C-4 Design 

Criteria, and Title 17 Subdivisions; the proposed elevations of the Ford Showroom are not 

consistent with Section 312 “Building Materials”, requiring (1) a minimum of 30% of the 

vertical wall surface of the first floor must include some form of masonry material such as brick, 

or stone with an indigenous look to the area,  and (2) large panelized products or extensive 

featureless surfaces such as stucco, aluminum and metal panels shall be avoided. Section 111 of 

the Design Criteria requires all buildings larger than 15,000 square feet to enter into a vacancy, 

development and maintenance agreement between the property/building owner and the city. 
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KEYNOTES.

NUMBERDESCRIPTION

03.JConcrete Flatwork

03.SConcrete Filled Pipe Bollard

03.TRound Concrete Column per Structural

05.JLight Gague 2X4 Steel Framing @ 16" o.c.

05.PCorrugated Metal - Alcoa Slate Grey.  Refer to www.fordtrustmarkdesign.com for Specificaitons

06.MMCasework / Cabinetry

06.PPCasework Supply by Owner Installed by Contractor

07.FFACM - Rain Screen Metal Panel System, color "Aloplic Hariline Aluminum - #4MM4HLZ".  Install Per
Manufacturer.

08.DClear Anodized Aluminum Storefront Glass - Thermally Broken

09.BBGranite Counter Top

10.MFire Extinguisher
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HEBER CITY COUNCIL 

Staff Report by:  Anthony L. Kohler 

Meeting Date:  February 13, 2014 

 

Item:  Ranch Landing Plat A Final Approval 
 

The petitioner is requesting final approval for Phase 1 of the Ranch Landing Cottages, 

consisting of 18 single-family lots. The preliminary plan was approved by the Planning 

Commission on September 12, 2013.  The Planning Commission asked for the right to farm 

clause to be placed on the plat and for fencing to be constructed along the subdivision boundary 

to protect the farm. 

 

The property is zoned R-3 Residential.  Each of the lots meets the minimum 6500 square 

foot area and 65 foot frontage requirements of the R-3 Zone.  500 East includes existing curb and 

sidewalk improvements. 

 

The City Attorney indicates if the Right to Farm Notice is placed on the plat, the City will need 

its own Notice as shown below on the plat to define the city’s role in enforcement of the Right to 

Farm Notice.  

 

CITY NOTICE: “Said Notice is a condition proposed between the adjacent property 

owners and does not obligate the City in any way, including but not limited to 

enforcement. The City is simply allowing this Notice as part of the recording, but takes 

no position on the legitimacy or enforceability of said Notice.” 

 

  

RECOMMENDATION 

 

The proposed subdivision is consistent with Chapter 18.60 R-3 Residential Zone, Chapter 

17.20.030 Final Plans, and Chapter 17.40 Improvements, conditional upon the following: 

1. A street light be placed at each intersection consistent with engineering standards; 

2. The developer install storm drain easement landscaping and be maintained in perpetuity 

by a Home Owner’s Association; 

3. Developer construct a 6 foot tall fence along rear property line of lots 15 through 18; 

4. The plat show a legend for the designated PUEs and their widths; 

5. If the Right to Farm Notice is shown on the Plat, the City Notice also be included on the 

plat; 

6. The plat show a note prohibiting driveway access to 500 East as prohibited for Lots 14 

and 15; 

7. Provide an updated title report prior to recording the plat; and 
8. Provide a tax clearance from county assessor prior to recording the plat. 
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Heber City Planning Commission 

Meeting date:  February 13, 2014 

Report by:  Anthony L. Kohler 

 

Re:  Ranch Landing Plat B Condominium 
 

 On December 2, 2010, Russ Watts petitioned to amend the Ranch Landing Plat by 

removing 2 future buildings from the plat.  Mr. Watts is now requesting to re-record the original 

Condominium Plat for Building I, containing 12 units. The petitioner intends to construct the 

building this season, as the other buildings are at or near full occupancy. The required parking lot 

and utility stubs are already constructed to the building site. 

 

RECOMMENDATION 

 

 The proposed condominium plat is consistent with the Ranch Landing Master Plan, 

Chapter 18.22 Clustered Open Space Zone, and Chapter 18.60 R-3 Residential Zone, conditional 

upon the following: 

 

1. Developer provide evidence prior to recording the plat that the new building will be 

included in the Ranch Landing Home Owner’s Association and appropriate documents be 

recorded to accomplish such; 

2. Architecture be consistent with prior Ranch Landing Phases;  
3. Provide an updated title report prior to recording the plat; and 

4. Provide a tax clearance from county assessor prior to recording the plat; 
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HEBER CITY PLANNING COMMISSION 

Meeting date: February 13, 2014 

Report by: Anthony L. Kohler 

 

Re: Red Ledges Phase 1Q 

 

Red Ledges is proposing Phase 1Q, consisting of 22 lots. Red Ledges is proposing to change the 

housing product from 5,500 square foot patio lots to 8,000 square foot + Traditional Lots. The 

Master Plan for Red Ledges had a loop with 2 cul-de-sacs, and the current proposal is to have 

just one cul-de-sac. The number of lots in this vicinity has decreased as a result. The cul-de-sac 

is at the maximum length of 1320 feet permitted by the County Code, as the City and County 

agreed the Red Ledges streets would meet the requirements of the County Code. The end 2 lots, 

Lot 216 and 217, have a shared driveway. Lot 216, 217, 224, 225, and 226 extend partially into 

platted open space, requiring a vacation of a portion of previously recorded Red Ledges Plats. 

 

 

RECOMMENDATION 
 

The proposed Phase 1Q is consistent with the Red Ledges Master Plan, the PC Planned 

Community Zone, Interlocal Agreement, and Master Plan Agreement, conditional upon the 

following: 

1. The City Council will need to vacate a portion of an adjoining plat for part of Lots 216, 

217, 224, 225, and 226; 

2. The plat shall make clear that the Home Owners Association shall maintain the shared 

drive between Lot 216 and 217; 

3. Provide an updated title report prior to recording the plat; 

4. Provide addresses for the lots on the plat; and 

5. Provide a tax clearance from county assessor prior to recording the plat. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Vicinity Map 
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Red Ledges Development 

Report on Amenity Status and Phasing 

February 13, 2014 

 

Phasing has occurred different than originally anticipated from the original Master Plan. The city 

has a Master Plan Agreement between Red Ledges and the City found in Book 943 page 118, recorded 

on June 19, 2007 in the County Recorder’s Office. This agreement specifies certain amenities to be built 

in conjunction with different phases. Some of these amenities have been constructed earlier than 

anticipated such as the Lake Creek Trail. 

 

Since the phasing numbers have been flexible, the City should instead consider utilizing the 

number of lots as the trigger for future amenities. Currently, 493 lots have been platted or are in process, 

which means that for amenity phasing, the development is pretty much on track with the Master Plan 

Agreement.  

 

One deviation from the agreement is the trails through phase 1 and 2B have not been 

constructed. The equestrian eastern trail would dead connect to Lake Creek Road and dead end up the 

hill. And the western trail would not connect to a public road. Once 642 lots have been platted, the 

Bypass trail, Clubhouse, and waterline relocation will need to be constructed. 

 

Master Phasing Plan 

Phase Amenity Status Phase Lots Lot Running Total 

1 
Golf Course Complete 

201 201 
Lake Creek Rd. Complete 

2 Clubhouse In-process 172 373 

3 

Tennis Center Complete 

269 642 
Relocate water 

lines to tank 

Construct with 

Phase 1P 

Bypass trail - 

4 

Lake Creek Dr. Complete 

205 847 

Lake Cr. Trail Complete 

Equestrian 

Facility 
Functioning 

Ph. 4 Trails - 

5 
Ph. 5 Trails - 

173 1020 
Park - 

6 Ph. 6 Trails - 186 1206 

7 Ph. 7 Trails - 164 1370 

 Bypass October 31, 2016   

Total   1370 1370 

 

 

 

 

 

 

 

 



Summary of Red Ledges Plats February 4, 2014 

Plat Status Approval/Record 

Date 

Construction 

Status 

Units Type 

Phase 1 Amd. Recorded 8-7-08 - 204 Estate  

Cabins Phase 1B Amd. Recorded 2-13-09 - 41  Patio  

Phase 2 Recorded 8-7-08 - 39 Estate 

Phase 1G Recorded 8-10-12 - 3 Estate 

Phase 1H Recorded 8-30-12 Unbuilt 5 Estate  

Phase 1J Recorded 8-10-12 - 2 Estate  

Phase 1K Recorded 3-15-13 Unbuilt 12 Estate  

Cabins Phase 1M Recorded 3-26-13 - 12 Patio 

Phase 1L Recorded 3-15-13 Unbuilt 14 Estate 

Phase 1N Recorded 10-15-13 Unbuilt 9 Estate 

Phase 2 Lot 78 Amd. Recorded 8-10-12 - - Estate 

Phase 2a Recorded 12-15-11 Unbuilt 11 Estate 

Phase 2B Villas Recorded 10-22-12 - 7 Traditional 

Phase 2D Club Villas Recorded 11-22-13 Unbuilt 9 Patio 

Phase 1C Villas Amd. Recorded 1-27-12 - 5 Patio 

Red Ledges Villas 1D Recorded 5-11-10 - 10 Patio/Trad. 

Red Ledges Villas 1E Recorded 6-10-13 Unbuilt 8 Patio 

Lot 405 & 406 Amd Approved 7-18-13 - -1 Estate 

Phase 1P Approved 12-5-13 Unbuilt 25 Estate 

Phase 1R Approved 1-2-14 Unbuilt 38 Estate 

Phase 2E Approved 2-6-14 Unbuilt 8 Patio 

Phase 2G In-process 2014 Unbuilt 10 Patio 

Phase 1Q In-process 2014 Unbuilt 22 Patio 

Total    493  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Revised Phasing Plan 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 



Red Ledges Phase Locations 

February 4, 2014 

 
 

 

 

 



Heber City Planning Commission  

Meeting date: February 13, 2014 

Report by: Anthony L. Kohler 

 

Re: On-street angled Parking in the Downtown C-3 Zone 

 

At the last meeting, the Planning Commission discussed the possibility of allowing some 

on-street angled parking to be included in the calculation for off-street parking. Part of the 

rationale in doing this is to promote property owners and developers in the downtown to construct 

angled parking because this usually results in twice the amount of available on-street parking 

versus parallel parking. 

  

Section P. of the parking ordinance specifies that the typical 5 to 1,000 parking space 

ratio MAY be reduced to a 3 to 1,000 ratio in the downtown zone. The city might consider 

making the 3 to 1,000 ratio the standard  retail, office, and restaurant parking ratio in the C-3 

Zone and place it in a new section “V” as shown included below with the angled on-street 

parking provision. The additions are shown underlined and deletions as strike-out. Staff is asking 

for direction on the proposed amendment. 

 

 

Section 18.72.030 Parking Spaces Designated 

 

P. Retail stores, personal service shops and other business buildings not specifically mentioned 

elsewhere in this section shall have parking space at the rate of five spaces per one thousand 

square feet of floor area;, except that in any zone designated as central commercial zone, parking 

space may be reduced to three spaces per one thousand square feet of floor space;  

 

V. C-3 Central Commercial Zone Parking.  Retail, office, restaurant and government uses in the 

C-3 Central Commercial Zone shall have at least three spaces per one thousand square feet of 

floor space; One-half (1/2) of available angled on-street parking along a parcel’s frontage may be 

counted towards the requirements for meeting the off-street parking requirements for said uses 

within the C-3 Central Commercial Zone. 
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Planning Commission  
Review of Actions – 2013 

 
January: 

 

There was no meeting in January.   

 

February: 

 

 Red Ledges Land Development requests Subdivision Final Approval for Subdivision 

Plat Phase 1M, a 12 lot phase, located in the Red Ledges Development on Red Knob 

Way.  The main entrance to the Red Ledges Development is at 1851 East Center 

Street (Lake Creek Drive). 

 

 Red Ledges Land Development requests Subdivision Final Approval for Subdivision 

Plat Phase 1E, an eight lot phase, located in the Red Ledges Development on Abajo 

Peak Way.  The main entrance to the Red Ledges Development is at 1851 East Center 

Street (Lake Creek Drive).  

 
 Review of 2012 Planning Commission Actions - Discussion of Goals for 2013 

 
 Adoption of the 2013 Annual Planning Commission Meeting Schedule and Work 

Plan 
 
 Consideration of Amendments to the Planning Commission Bylaws 

 

March:   

 

 Mark Miller requests approval of proposed Plat Amendment to the Miller Lot Split 

located at 355 South 100 West 

 

 Millstream Properties, LLC requests Final Commercial Development Approval for a 

4,000 square foot addition located at 1969 South Wendell Lane 

 

 Discuss the sign ordinance and electronic readerboard (LED) signs 

 

 Discuss Tree Board related issues 

 

April:   

 

 Michael Green requests Subdivision Final Approval for the Green Condominiums 

located at 35 South and 45 South Main Street 

 

 Blake Allen requests a Lot Split Amendment of property located at 494 East Center 

Street, also known as the Clyde Property 
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May: 

 

 McDonald’s Corporation requests Commercial Development Approval for a 

restaurant at 610 South Main Street 

 

 Mrs. Call’s Candy requests Commercial Development Approval for a building at 

1000 South 300 West 

 

June:   

 

 Discussion on Bee Keeping 

 

 McDonald’s Corporation requests Final Commercial Development Approval for a 

restaurant at 610 South Main Street 

 

 Neil Muir requests a small subdivision / lot split of property located at 188 East 500 

South 

 

 Christopher Christensen requests a Plat Amendment to Red Ledges Phase 1K for Lots 

405 and 406 located on Explorer Peak Drive 

 

 Blake Allen requests a small subdivision / lot split of property located at 211 South 

200 West, the southeast corner of the intersection of 200 West and 200 South 

 

July: 

 

 Public Hearing to consider adoption of proposed Beekeeping Ordinance 

 

 Watts Enterprises requests a Master Plan Amendment/Concept Approval for the 

Ranch Landing Development located at 500 East and approximately 800 South 

 

August:   

 

 Nathan Haack requests approval of the Haack Subdivision, a small subdivision 

located at approximately 850 East Center Street 

 

 Haskell Homes requests Subdivision Final Approval for the Swift Creek Subdivision 

located south of Aspen Pointe Subdivision, north of Majestic Mountain Subdivision, 

west of Noble Visa Subdivision and Brown Estates approximately between 900 South 

to 1100 South and 800 East to 1000 East, located in the Southeast quarter of Section 

5, Township 4 South, Range 5 East, SLB&M 

 

 Boyer Company requests approval of a single family home development located at 

Industrial Parkway and 1200 South 
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 Red Ledges requests Subdivision Final Approval for Red Ledges Subdivision Phase 

2D, located in the Red Ledges Development in the vicinity of Red Ledges Blvd.  The 

main entrance to the Red Ledges Development is at 1851 East Center Street (Lake 

Creek Drive) 

 

 Consideration of proposed 4.014 acre Gardner Annexation at 2530 South Southfield 

Road for airport land owned by Heber City 

 

September:   

 

 Public Hearing to consider Subdivision Preliminary Approval of the Ranch Landing 

Cottages, a single-family home subdivision located at approximately 970 South and 

500 East 

 

 America First Credit Union requests Final Commercial Development Approval for a 

credit union located at 235 West 1300 South, Lot 1 of the Valley Station 2 

Subdivision  

 

 Boyer Company requests concept approval of a single family home development 

located at Industrial Parkway and 1200 South, in Valley Station, which is in the 

Mixed Use Residential Commercial Zone  

 

 Red Ledges requests Subdivision Final Approval for Red Ledges Subdivision Phase 

1N, located on Explorer Peak Drive. The main entrance to the Red Ledges 

Development is at 1851 East Center Street (Lake Creek Drive).  

 

October:   
 

 Michael and Sharon Seiter request Commercial Development Approval of a Cabinet 
Shop Addition for property located at 790 South 300 West 
 

November:   
 

 Red Ledges requests Subdivision Final Approval of Red Ledges Phase 1P located on 
Copper Belt Drive near the intersection of Red Ledges Village Way.  The main 
entrance to the Red Ledges Development is at 1851 East Center Street (Lake Creek 
Drive)   
 

December:   
 

 Presentation by Oakwood Homes on the Cottages at Valley Station Subdivision, 
located in the Valley Station Subdivision between 1000 South and 1300 South and 
between 300 West and Industrial Parkway. 
 

 Peter Bollenbecker requests approval of a Small Subdivision / Lot Split, Lot 39 and 
39A of Red Ledges Phase 1 Amended Subdivision Plat.  Lots 39 and 39A located at 
the intersection of Chimney Rock and Flat Top Mountain Drive. The main entrance to 
the Red Ledges Development is at 1851 East Center Street (Lake Creek Drive).   
 



- 4 - 

 Red Ledges requests Subdivision Final Approval of the Red Ledges Phase 1R 
Subdivision Plat located at Explorer Peak Drive and Chimney Rock Road. The main 
entrance to the Red Ledges Development is at 1851 East Center Street (Lake Creek 
Drive). 

 



ID File No Application DateHearing Date Project Name Location Request Applicant Description Agent Coordinator

868 13-043 Gardner Annexation South of Airport Annexation City

829 13-010 07-Mar-13 03/14/2013 Airport Road Warehouse Condominiums 1969 South Wendell Lane Commercial Development Approval Millstream Properties LLC Brad Lyle

833 13-014 11-Apr-13 05/09/2013 McDonald's Restaurant 610 South Main Street Commercial Development Approval McDonald's Corporation
Commercial Development Approval and bldg will 

be on the lot south of the current McDonalds
E. Farley Eskenson Dominion Engineers

834 13-015 23-Apr-13 05/09/2013 Mrs. Calls Candy Building 1000 South 300 West Commercial Development Approval Mrs. Calls
Commercial Development Approval / Candy 

Factory
Ryan Bybee Architechtural Coalition

837 13-018 20-May-13 06/13/2013 CBJ West 355 W. 600 S. 355 West 600 South Commercial Development Approval Brian Lee Lane Lythgoe Lythgoe Design Group

853 13-033 24-Sep-13 10/10/2013 Seiter Cabinet Shop Addition 790 South 300 West Commercial Development Approval Michal and Sharon Seiter 70' x 70' Addition to Seiter Cabinet Shop George Bennett George Bennett

862 13-039 11-Dec-13 01/09/2014 Old High School Commercial Concept 600 South Main Street Commercial Development Approval  Wasatch School District 10 lots Paul Berg Keith Johansen

849 13-029 12-Aug-13 09/12/2013 America First Credit Union 235 West 1300 South Commercial Development Approval America First Credit Union 1.6 acres / in Valley Station (Phase 2 I think) Brandon Preece Great Basin Engineering South

828 13-009 21-Feb-13 03/14/2013 Miller Lot Split Amendment #1 355 South 100 West Plat Amendment / Lot Split Mark Atkins Miller lot split / plat amendment of 1 lot into 2 lots Mike Johnston

831 13-012 25-Mar-13 04/11/2013 Heber Homes 6 / Clyde Lot Split 494 East Center Street Plat Amendment / Lot Split Blake Allen lot split / plat amendment of 1 lot into 2 lots Blake Allen Spencer Park

851 13-031 15-Aug-13 09/12/2013 Heber Homes #8 267 North 100 East Plat Amendment / Lot Split Blake Allen lot split / plat amendment of 1 lot into 2 lots Blake Allen Lonnie Reed / Legend Engineering

864 13-041 12-Dec-13 01/09/2014 Rural Road Standard Proposal Rural Road Standard Proposal Paul Berg Paul Berg

836 13-017 20-May-13 06/13/2013 Muir Small Subdivision 188 East 500 South Small Subdivision / Lot Split Neil Muir Mike Johnston Summit Engineers

841 13-021 30-May-13 06/13/2013 Heber Homes #7 211 South 200 West Small Subdivision / Lot Split Blake Allen
splitting 1 lot into 3 lots at the southeast corner 

of 200 West and 200 South
Blake Allen Spencer Park

844 13-024 25-Jun-13 08/08/2013 Haack Small Subdivision approximately 850 E. Center St. Small Subdivision / Lot Split Nathan Haack Mike Johnston Summit Engineers

856 13-035 29-Oct-13 12/12/2013
Red Ledges Small Subdivision for Lots 39 

and 39A

Red Ledges - 1851 East Center 

Street
Small Subdivision / Lot Split Peter and Mary Bollenbecker

Red Ledges Phase 1F Lot 39 & 39A Plat 

Amendment
Mike Carlton Peter Bollenbecker

865 13-042 12-Dec-13 01/09/2014 Millers Small Subdivision 77 West 400 North Small Subdivision / Lot Split Amanda Wright 2 lots Thom Wright

867 13-027SS 12-Dec-13 01/09/2014 Cottages at Valley Station Phase 1 300 West 1300 South Small Subdivision / Lot Split Oakwood Homes of Utah 8 lots James Doolin Tom Romney

842 13-022 24-Jun-13 07/11/2013 Ranch Landing Residential
500 East and approximately 

800 South
Subdivision Concept Approval Watts Enterprises revision of Master Plan (from townhouses) Russ Watts Paul Berg

847 13-027 11-Jul-13 08/08/2013 Cottages at Valley Station
Approximately 1200 South and 

300 West
Subdivision Concept Approval The Boyer Co. 218 lots Tom Romney Focus Engineering

826 13-007 13-Feb-13 02/28/2013 Red Ledges Phases 1E 1851 East Center Street Subdivision Final Approval Red Ledges 8 lot phase in Red Ledges on Abajo Peak Way Todd Cates

827 13-008 13-Feb-13 02/28/2013 Red Ledges Phases 1M 1851 East Center Street Subdivision Final Approval Red Ledges 12 lot phase in Red Ledges on Red Knob Way Todd Cates

830 13-011 06-Mar-13 04/11/2013 Green Condominiums 35 and 45 South Main Street Subdivision Final Approval Michael Green condomimiumization of 2 commercial bldgs Michael Green

845 13-025 10-Jul-13 08/08/2013 Red Ledges Phase 2D 1851 East Center Street Subdivision Final Approval Red Ledges 8 lots Todd Cates

846 13-026 11-Jul-13 08/08/2013 Swift Creek Subdivision
900 to 1100 South / 800 East to 

1000 East
Subdivision Final Approval Haskell Homes 27 lots Brian Balls Summit Engineers

852 13-032 15-Aug-13 09/12/2013 Red Ledges Phases 1N 1851 East Center Street Subdivision Final Approval Red Ledges 9 lots on Explorer Peak Drive Todd Cates

855 13-034 18-Oct-13 11/14/2013 Red Ledges Phase 1P

on Copper Belt Drive near the 

intersection of Red Ledges 

Village Way

Subdivision Final Approval Red Ledges 26 lots Todd Cates

860 13-037 14-Nov-13 12/12/2013 Red Ledges Phase 1R
Explorer Peak Dr. And Chimney 

Rock Rd.
Subdivision Final Approval Red Ledges 38 lots Todd Cates Mike Carlton

861 06-027 11-Dec-13 01/09/2014 Stone Creek 550 North 1400 East Subdivision Final Approval Blackstone Creek LLC 23 lots Paul Berg Rich Hansen

863 13-040 12-Dec-13 01/09/2014 Red Ledges Phase 2E vicinity of Copper Belt Drive Subdivision Final Approval Red Ledges 8 lots Todd Cates

835 13-016 16-May-13 06/13/2013 Wheeler Park Phase 2 Amendment 3 2347 South Baxter Drive Subdivision Plat Amendment Denver Riddle Brian Balls Summit Engineers

840 13-020 20-May-13 06/13/2013 Red Ledges Plat Amendment Phase 1K off Explorer Peak Drive` Subdivision Plat Amendment Red Ledges Lots 405 and 406 Phase 1K Todd Cates

850 13-022SPA 15-Aug-13 09/12/2013 Ranch Landing Cottages 970 South 500 East Subdivision Preliminary Approval Watts Enterprises
Single-Family Lots where previously townhomes 

in Ranch Landing Master Plan
Russ Watts Paul Berg

866 13-027SPA 12-Dec-13 01/09/2014 Cottages at Valley Station Phases 2 and 3 300 West 1300 South Subdivision Preliminary Approval Oakwood Homes of Utah 95 Lots James Doolin Tom Romney




