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

Heber City Council Meeting AMENDED 
 

December 5, 2023 
 

4:00 p.m. Closed Executive Session 
4:30 p.m. Work Meeting 

6:00 p.m. Regular Meeting 
 

TIME AND ORDER OF ITEMS ARE APPROXIMATE AND MAY BE CHANGED AS TIME PERMITS 
  

I. CLOSED EXECUTIVE SESSION - 4:00 P.M.  

 1. Strategy session to discuss the purchase, exchange, or lease of real property (Russ Funk, 
City Engineer) 

II. WORK MEETING - 4:30 P.M.  

 1. Ground Lease and Parking Agreement for Performing Arts Center (Matt Brower, City 
Manager, Phil Jordan) - 25 min 

 2. Fiscal Year 23-24 Budget - Evaluating Funding and Police Department Staffing (Jeremy 
Nelson, Deputy Police Chief, Sara Nagel, Finance Manager) - 25 min 

 3. Discussion Regarding TCSSD Sewage Wheeling Fees (Russ Funk, City Engineer) - 25 
min 

III. BREAK - 15 MIN  

IV. REGULAR MEETING - 6:00 P.M.  

 1. Call to Order  

 2. Pledge of Allegiance (Mike Johnston, Council Member) 

 3. Prayer/Thought by Invitation (Rachel Kahler, Council Member) 

V. CONFLICT OF INTEREST DISCLOSURE:  

VI. AWARDS, RECOGNITION, and PROCLAMATIONS:  

 1. Mayor's Award for Candace Bufton receiving the 2023 Outstanding Administration Award 
from the Intermountain Chapter of AWWA (the American Water Works Association)  

 2. Mayor's Award for Officer Chandra Crosby for Outstanding Work and Going Above and 
Beyond her Job Duties  

 3. Mayor's Award for Public Works Crew: Jacob Anderson, Blake Walton, Cristian Payan, 
Kayden Davis, and Thomas Coleman for Outstanding Work and Expeditious Effort  
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VII. CONSENT AGENDA:  

 1. November 7, 2023, City Council Meeting Minutes (Trina Cooke, City Recorder) 

 2. Ordinance 2023-44 adopting the 2024 Annual City Council Meeting Schedule (Trina 
Cooke, City Recorder) 

 3. Fiscal Year 2025 Budget Calendar Adoption (Sara Nagel, Finance Manager) 

 4. Resolution 2023-22 Recertifying the Heber City Justice Court (J. Mark Smedley, Asst. City 
Manager) 

 5. Ordinance 2023-45 Amending Heber City Code Section 5.26.040 to remove HOA Consent 
Letter for Short-Term Rentals (Jeremy Cook, City Attorney ) 

VIII. PUBLIC COMMENTS: (3 min per person/20 min max)  

IX. GENERAL BUSINESS ITEMS:  

 1. Monthly Development Report (Jamie Baron, Planning Manager) - 5 min 

X. ACTION ITEMS: (Council can discuss; table; continue; or approve items)  

 1. 2023 Municipal Election Canvass (Trina Cooke, City Recorder) - 5 min 

 2. Wilcox Property Acquisition Agreement (Russ Funk, City Engineer) -  

 3. Downtown Deer Mitigation Plan (Scott Phillips, Council Member, Jeremy Nelson, Deputy 
Police Chief) - 10 min 

 4. Accept/Reject MTech Annexation Petition of 10.41 acres located at approximately 900 
West 100 South  (Denna Woodbury, Planning Consultant) - 20 min 

 5. Ordinance 2023-41 Amendment to General Plan to Incorporate the Envision Central Heber 
Vision  (Tony Kohler, Community Development Director, John Janson, Planning 
Consultant) - 15 min 

 6. Review Ordinance 2023-39 Updating the C-3 Zone, Parking Regulations and C-3 Design 
Criteria  (Tony Kohler, Community Development Director, Jason Norlen) - 45 min 

 7. Ordinance 2023-42 Updating Chapter 18.04 General Provisions, Chapter 18.12 
Administration, Chapter 18.16 Zones Generally and Chapter 2.38 and 2.48 of the Heber 
City Municipal Code (Tony Kohler, Community Development Director, Meg Ryan, Planning 
Consultant) - 30 min 

 8. Vector System Procurement to Track Operations and Collect Landing Fees at Heber Valley 
Airport (Travis Biggs, Airport Director) - 15 min 

 9. Establish City Council Retreat Dates for January 2024 (Matt Brower, City Manager) - 10 
min 

XI. COMMUNICATION:  

XII. ADJOURNMENT:  

 

Page 2 of 401



Ordinance 2006-05 allows Heber City Council 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 Trina Cooke at the Heber City Offices 435.657.7886 at least eight hours prior to 
the meeting. 
 
Posted on November 30, 2023, in the Heber City Municipal Building located at 75 North Main, the Heber City Website at 
www.heberut.gov, and on the Utah Public Notice Website at http://pmn.utah.gov. Notice provided to the Wasatch Wave. 
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Ground Lease and Parking Agreement for Performing Arts Center 
RESPONSIBLE: Matt Brower, Phil Jordan 
DEPARTMENT: Administrative 
STRATEGIC RELEVANCE: Community Vibrancy and Economic Development 

 
SUMMARY 

In March 2022 the Heber City Council adopted a Governing Document and Cooperative Agreements 
between Heber City and the Jordanelle Ridge Public Infrastructure Districts No.1 and 2 and 
Jordanelle Ridge, LLC.  To comply with section IV of the Governing Document, the District Agreed to 
fund and construct the enhanced improvements as set forth in the Cooperative Agreements.  Among 
other things, the Cooperative Agreement for District No. 2 includes an outdoor amphitheater, a 
donated site for a Community Arts Center, and supporting infrastructure.   
 
The Wasatch County Arts Council (WCAC) intends to raise $60,000,000 +/- for a Community Arts 
Center to be located in the “Art District,” a 40 acre campus located north east of Utah Valley 
University and within District No. 2. 
 
In August 2022, the City Council approved a Term Sheet with the WAC that was intended to guide 
the drafting a real property lease agreement between Heber City and WAC.  The lease agreement 
would provide for the lease of 4.4 acres to WAC who would in turn construct and manage the 
proposed $60,000,000 Community Arts Center. 
 
The intent of this agenda item is to review with Council the negotiated Ground Lease and Parking 
Agreement. 
 
  
 
RECOMMENDATION 

The intent of the December 5 work meeting is for staff to present terms of the Ground Lease and 
Parking Agreement, address questions from Council, and prepare for a December 19, 2023 
adoption.   
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BACKGROUND 

The Wasatch County Arts Council, a 501c(3) organization, has a shared vision with local arts groups 
to see Wasatch County become a premier destination for visual and performing arts. One of the 
driving goals is to build a facility that can house both the visual and performing arts groups and 
events that take place in the Heber Valley.  WAC intends to raise $60,000,000 +/- for a Community 
Arts Center to be located in the “Art District,” a 40 acre campus located north east of Utah Valley 
University (UVU) and in PID District No. 2. 
 
The Cooperative Agreement between Jordanelle Ridge Public Improvement District No. 2 and Heber 
City requires the District to build an outdoor amphitheater, donate site for Community Art Center, 
provide for public parking and backbone infrastructure, including major roads to the area, and build 
an enhanced park.  It is the donated site that WAC intends to build their Community Arts Center. 
 
In August ’22 the Heber City Council approved the attached Term Sheet that provides for the lease of 
4.4 acres of real property, within the 40 acre “Art District,” to WAC for a future Community Arts 
Center.  The Term Sheet contains the salient terms and conditions that were included in the 
negotiated Ground Lease and Parking Agreement. 
 
  
 
DISCUSSION 

The adopted Term Sheet between the WAC and Heber City was used extensively to draft the 
proposed Ground Lease and Parking Agreement encompassing 4.4 acres of real property located in 
PID District #2 Art District.  Essential terms included in the Lease Agreement are reviewed below: 
 
Premises: City grants to WAC a license to enter onto the premises for purpose of constructing the 
Arts Center and a non-exclusive license and right to use the Arts District Improvements during term 
of lease. 
 
Lease Term and Commencement: Initial term of 50 years, initiating on date of possession, with one 
(1) additional twenty-five (25) year term.   
 
Possession: Subject to dedication of the property, City shall deliver 4.4 acres to WAC no later than 
the Possession Date (i.e. 60 days following transfer of property).  City would lease the 4.4 acres to 
WAC for $1.00 as a means to help facilitate the development of a Community Arts Center.  The 
Center would provide tangible benefits to the public as the project has the potential to be one of the 
crowning achievements of the Valley as a collaborative and innovative way to secure the artistic 
heritage of the Heber Valley. 
 
Termination: All rights and interests in the Property shall automatically revert back to City upon 
termination.  WAC shall surrender and deliver up the Property, together with all improvements 
thereon, to the City. 
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Infrastructure: Infrastructure obligations are itemized in this section and are the responsibility of 
District No. 2 to construct as expressively delegated in the PID Governing Documents. 
 
Recognition: WAC will recognize the City within the Building in a form commensurate with like donor 
contributions and proportional to the value of City Contribution. 
 
Construction of Arts Center Building: WAC obligated to design and construct the Community Arts 
Center Building and any operating facilities, fixtures, equipment and improvements within the 
envelope of the Building.   City agrees that the 4.4 acres shall be zoned to allow for construction and 
operation of the Arts Center.  WAC will be required to begin construction of the Arts Center on the 
property not later than January 1, 2029 and shall complete construction within thirty-six months. 
Property shall revert to the City if WAC fails to meet said time lines. 
 
Construction of Art District Improvements: All aspects of City responsibility for improvements is 
subject to the dedication of the Property to the City,   The lease shall not terminate, due to 
improvements not being completed, unless funding, construction or operation of the Art Center is 
made impracticable via WAC judgement.  If WAC does not terminate the Parties shall negotiate in 
good faith changes, if any, to the lease to accommodate unforeseen circumstances. 
 
Use of Property: WAC shall secure and maintain all state, local and City required permits and 
licensing for the intended use of the Property, including but not limited to alcohol and beverage 
licensing.  WAC shall use the property for the Permitted Use and for no other purpose without the 
prior written consent of the City.  Should WAC fail to use the Property for the Permitted Use or 
abandon the Property for more than 120 consecutive calendar days, the property shall revert to the 
City at no cost to WAC, and this lease shall be null and void. 
 
Scheduling Arts Center: WAC shall have and maintain sole and exclusive control over and 
management of operations and scheduling of the Arts Center.  City may use Arts Center 20 total 
days per calendar year. 
 
Maintenance and Repairs: WAC responsible for maintaining at its sole cost and expense the 
improvements beginning at the exterior envelope of the Arts Center. 
 
Parking Agreement: Subject to the conveyance and dedication of the Property to the City, WAC and 
Heber City will enter into a separate Parking Agreement.  Salient terms of the proposed Parking 
Agreement include the following: 
 
1)    Section 2 entitled Conditions: All obligations of the Parties shall be conditional upon the final 
conveyance and dedication of the property to the City. 
 
2)    Section 4 entitled Provision of Arts Center Parking Improvements: The Parties acknowledge that 
funding for Art District Improvements is contingent upon the issuance of public bonds and outside the 
control of the Parties.  The following improvements are to be completed subject to availability of 
funding: 
              
              a.    400 parking stalls 
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              b.    Adequate number of electric vehicle charging stations 
              c.    Bus drop off area for four buses simultaneously 
              d.    20 stalls for back-of-house parking 
              e.    Associated improvements such as parking lots, curb cuts, access drives, sidewalks, etc. 
 
3)    Section 5 entitled Construction of Other Parking Improvements: City shall use commercially 
reasonable efforts to ensure construction of other parking stalls and associated improvements in the 
Art District to be located within reasonable walking distance, and no greater than 1/8 of a mile from 
Arts Center. 
 
4)    Section 6 entitled Maintenance of Improvements: City shall have sole responsibility for operation, 
maintenance, repairing, improvement and replacement of Arts Center Parking Improvements and 
Other Parking Improvements. 
 
5)    Section 7 entitled Grant of Nonexclusive Use and Access Easement: The City is to convey to 
WAC a non-exclusive, non-revocable easement in “gross” for the following Improvements: parking 
stalls, parking lots, driveways, roads, sidewalks, etc. Further the right of access, ingress and egress 
to and from the Art District over and across reasonable routes. 
 
6)    Section 9 entitled Term:  Term of Parking Agreement commences with recording of this 
Agreement and shall terminate concurrent with Land Lease. 
 
Default: This section lays out the “events” that if exist can cause a default.    This section also 
includes provisions for how a default can be cured and the timelines to do so. 
 
Amphitheater: District No. 2 obligated to build the amphitheater.  Facility shall be constructed 
adjacent to the Arts Center.  Within 60 days of the lease execution, WAC shall submit a written 
proposal to the City for the operation and event programming of the amphitheater. 
  
 
  
 
FISCAL IMPACT 

The Ground Lease & Parking Agreement and the Parking & Easement Agreement are both drafted to 
acknowledge that funding for the construction of the Arts Center Building is the sole responsibility of 
WAC and the funding for the construction of the Arts Center Improvements (i.e. parking 
improvements) is subject to the issuing of public bonds that is outside the control of the Parties.  The 
primary financial obligations to the City includes responsibility for operation, maintenance, repairing, 
improvement, and replacement of Arts Center Parking Improvements after they are built.  It is 
unknown at this time what the annual maintenance costs might be as design of such Improvements 
has not been completed.   
  
 
CONCLUSION 
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The Ground Lease and Parking Agreement represents a profound opportunity for Heber Valley to 
benefit from a proposed Arts Center Building that will provide a world class venue for performing and 
visual arts.  Heber City has no obligations to pay for Art District Improvements or Art District 
Building.  Obligations are limited to conveying 4.4 acres of land to WAC and maintaining Art District 
Improvements.  WAC assumes the obligation of raising funds to construct the Art District Building, 
while Jordanelle Ridge remains responsible for constructing Art Center Improvements. 
 
ALTERNATIVES 

1)    Proceed forward as recommended. 
2)    Other direction. 
 
  

 
POTENTIAL MOTIONS 

Alternative 1 - Approval - Staff Recommended Option  

I move to approve the item as presented, with the findings and conditions as presented in the 
conclusion above. 
 
Alternative 2 - Approve as Amended 

I move to approve the item as amended, as follows. 
 
Alternative 3 - Continue 
I move to continue the item to another meeting on , with direction to the applicant and/or Staff on 
information and / or changes needed to render a decision, as follows:  
Alternative 4 - Denial 
I move to deny the item with the following findings. 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Administrative 
Matt Brower, City Manager 

 
EXHIBITS 

1. A. Ground Lease and Parking Agreement (Community Arts Center) 
2. B. Parking Agreement (Community Arts Center) (WAC Redline 11.29.23) 
3. C. Term Sheet - WCAC Heber City Theater Group 
4. D. PID Cooperation Agreement 
5. E. CC MOU Presentation 
6. F. Enhanced Improvements for Districts 1 & 2 
7. G. WAC PP 
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GROUND LEASE AND PARKING AGREEMENT

By and Between:

HEBER CITY CORPORATION
a political subdivision of the state of Utah

LANDLORD

and

WASATCH COUNTY ARTS COUNCIL, INC., 
DBA WASATCH ARTS COUNCIL

a Utah non-profit corporation and IRC 501(c)(3) charitable organization 
TENANT

Effective December ___, 2023

For the Community Arts Center located within 
Jordanelle Ridge Public Infrastructure District No. 2
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SUMMARY OF BASIC LEASE TERMS

Capitalized terms, first appearing in quotations in this Summary of Basic Lease Terms, elsewhere in the 
Lease or any Exhibits, are definitions of such terms as used in the Lease and Exhibits and shall have the defined 
meaning whenever used.

1) “Effective Date”: December __, 2023

2) “Commencement Date”: The Date of Possession.

3) “Date of Possession”:

4) “Expiration Date”:

No later than sixty (60) whole calendar days following transfer of 
Property from Jordanelle Ridge Development to the City and surveyed 
property boundaries, access roads, power and water connections for 
construction purposes, and land ready for construction and free from 
debris. If the transfer is not accomplished, this Lease shall be null and 
void. 

The last day of the “Lease Term”: fifty (50) years beginning on the Date 
of Possession of the Property, subject to Tenant’s right to renew the 
Lease one (1) additional twenty-five (25) year term. 

5) “PID 2”:

6) “Lease Term”: 

Jordanelle Ridge Public Infrastructure District No. 2 as approved by the 
City Council on or about March 1, 2022 at its regularly scheduled 
meeting and pursuant to the Public Infrastructure District Act, Utah 
Code §§ 17D-4-101 et seq. 

Fifty (50) whole calendar years following the Commencement Date.

7) “Renewal Term”:

8) “Property”:

One additional successive twenty-five (25) whole calendar year period.

Approximately 4.4 acres of vacant real property located in the southwest 
area of the Arts District, as shown on Exhibit A attached hereto.

9) “Landlord”: Heber City Corporation

10) “Landlord’s Address”: 75 North Main Street, Heber City, UT 84032

11) “Tenant”: Wasatch County Arts Council, Inc., d/b/a Wasatch Arts Council

12) “Tenant’s Address”: 475 N Main St Heber City, UT 84032

13) “Rent”: $1.00 per whole calendar year during the Lease Term and Renewal 
Term.

14) “Permitted Use”: For Tenant to design, construct, operate, and maintain a community arts 
center structure and related improvements (“Arts Center”) within the 
Arts District as a public assembly for arts and culture to serve the 
citizens of the City and surrounding areas.
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15) “Arts District”:

16) “Abandon”:

An area of land within PID 2 that will be dedicated to Landlord for use 
as an arts district, and which includes the Property.

Tenant ceases operations at the Arts Center for more than one hundred 
and twenty (120) consecutive calendar days.
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GROUND LEASE AND PARKING AGREEMENT

THIS GROUND LEASE AND PARKING AGREEMENT (the “Lease”) is dated as of the Effective Date, 
by and between Landlord and Tenant. Landlord and Tenant are collectively referred to herein as the “Parties”, and 
each a “Party”.

RECITALS

WHEREAS, RE Investment Holdings, LLC (“RIH”) owns large areas of real property located on the 
northeast side of the Heber Valley, which was recently annexed into the City and is also known as the Jordanelle 
Ridge Master Plan area (“Jordanelle Ridge”); and

WHEREAS, on or about June 24, 2020, the City and RIH signed a Development Agreement for the Upper 
Jordanelle Master Plan Community, which RIH later assigned to its affiliate JR, and JR is developing Jordanelle 
Ridge with assistance from Momentum Development Group, LLC (“MDG”) (JR and MDG are collectively referred 
to herein as “Jordanelle Ridge Development” or “JRD”); and

WHEREAS, on or about March 1, 2022, at a regularly scheduled meeting of the City Council, Heber City 
Corporation (“City” or “Landlord”) approved, pursuant to the Public Infrastructure District Act, Utah Code §§ 
17D-4-101 et seq., the creation of, and governing documents for, “Jordanelle Ridge Public Infrastructure Districts 
Nos. 1-5” (collectively, the “PIDs”) as independent units of local government for the purpose of providing for the 
planning and construction of various public improvements within Jordanelle Ridge; and

WHEREAS, in connection with the approval, the City Council caused the City to execute certain documents 
governing the PIDs, including the “Governing Document for Jordanelle Ridge Public Infrastructure Districts Nos. 
1-5” and the “Cooperation Agreement” (collectively, the “PID Governing Documents”); and

WHEREAS, pursuant to the PID Governing Documents and subject to the City’s review and approval and 
subject to funding through public bonds, JRD is to make certain real property improvements within the PIDs, 
including, without limitation, the Arts District, and to convey the Arts District to the City; and 

WHEREAS, pursuant to the PID Governing Documents and subject to the City’s review and approval and 
available funding, JRD is responsible to construct certain items, improvements, and infrastructure within the Arts 
District, which improvements may include park landscaping, parking lot, road improvements, amphitheater, 
Timpanogos Trail improvements, retaining, grading, power, all common-use infrastructure, such as roads, 
driveways, parking stalls, sidewalks, water, sewer, landscaping, electric power, and other reasonably necessary 
common use improvements adjacent to and around the exterior of the Arts Center (collectively, the “Arts District 
Improvements”); and

WHEREAS, the Wasatch County Arts Council, Inc., d/b/a Wasatch Arts Council, a Utah non-profit 
corporation and IRC 501(c)(3) charitable organization (“WAC” or “Tenant”), is engaged in managing, supporting, 
and promoting arts and culture programs, including performing arts, within the City and surrounding areas and 
desires to design, construct, exclusively operate, and maintain an Arts Center within the Arts District; and 

WHEREAS, the City desires to support community arts and culture programs and to provide land on which 
the Arts Center can be constructed to serve the community; and 
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WHEREAS, on or about August 2, 2022, the City Council approved a written Term Sheet between the 
Parties setting out the principal terms of the Parties’ agreement regarding the Property and expressly contemplated 
the execution of this Lease.

AGREEMENT

NOW THEREFORE, in consideration of the foregoing Recitals, which are a material part of and 
incorporated into the Parties’ agreement, and of the mutual benefits contained herein, and other good and valuable 
consideration the sufficiency of which is hereby acknowledged, Landlord and Tenant for themselves and their 
successors and assigns, intending to be legally bound, agree as follows:

1. Premises. Subject to and upon the terms and conditions set forth herein, in consideration of 
Tenant’s obligation to fund, design, construct, operate, and maintain the Arts Center and the City’s obligation to 
maintain the Arts District Improvements, and subject to the further conditions herein including Tenant’s obligations 
under Paragraph 9, Landlord hereby leases to Tenant, and Tenant hereby leases from Landlord, the Property more 
particularly shown on Exhibit A and incorporated herein by reference for all purposes. Landlord also hereby grants 
to Tenant (i) a license to enter onto the Property and, in substantial conformity with the Plans and Specifications 
(defined below), construct the Arts Center within an area in the Arts District, depicted on Exhibit B, and (ii) a non-
exclusive license and right to use the Arts District Improvements, including parking spaces pursuant to the Parking 
Agreement as further described herein, during the Term of this Lease. This Lease is a ground lease only and shall 
constitute a binding agreement between the Parties effective as of the Effective Date.

(a) Description of the Property. The Parties acknowledge and agree that Exhibit A depicts an 
approximate location of the Property because the land within Arts District is not yet subdivided; thus, the Property 
has not yet been assigned a parcel or tax identification number. Once the Property receives a parcel or tax 
identification number, the Parties will supplement this Lease and/or Exhibit A with the identifying information and 
a metes-and-bound legal description. 

(b) Conditions. Notwithstanding the foregoing anything to the contrary herein, all obligations 
of the Parties shall be expressly conditional upon JRD’s final conveyance and dedication of the Property to the City. 
The City shall use all reasonable efforts to obtain dedication of the Property. Should JRD fail to convey and dedicate 
the Property to the City, this Lease and all the Parties’ rights and obligations hereunder shall be null and void upon 
written notice by either Party. 

(c) Condition of Property.  WAC acknowledges that the Property is being conveyed to the City 
by JRD, and that JRD is responsible for all grading and improvements related to the Property.  Accordingly, WAC 
agrees to the accept the Property “as is” with no warranties from the City with respect the grading, soils, or other 
conditions of the Property.  

2. Term and Commencement. Unless terminated sooner as provided herein, the term of this Lease 
shall be for a period of fifty (50) whole calendar years beginning on the Commencement Date (subject to dedication 
of the Property to the City) and ending at 11:59 p.m. MST on the fiftieth (50th) anniversary of the Commencement 
Date. So long as Tenant is not in default of this Lease and the Lease Term is not terminated as provided herein, 
Tenant shall have the right in its sole discretion to renew this Lease for one (1) additional twenty-five (25) whole 
calendar year term upon the same terms and conditions. To exercise its right to renewal, Tenant must provide 
Landlord written notice of its intent to renew. The Parties may mutually agree upon additional renewals. The 
original term and all renewals shall be collectively referred to herein as the “Term”.
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3. Possession. 

(a) Landlord shall, subject to dedication of the Property to the City, deliver the Property to 
Tenant no later than the Possession Date. Possession need not include the completed Arts District Improvements. 

(b) Landlord hereby grants to Tenant and its authorized agents, contractors, subcontractors, 
and employees a license to access and enter upon the Property, at Tenant’s sole risk and expense, during ordinary 
business hours prior to the Possession Date, for the sole purpose of designing and constructing the Arts Center; 
provided, however, that (i) the provisions of this Lease shall apply during such early entry, and (ii) prior to any such 
entry, Tenant shall provide evidence that the insurance required under Paragraph 16 of this Lease is in place. This 
license shall include the right to cross over other real property owned or controlled by the City as may be necessary 
to access the Property. 

4. Termination. If and when this Lease terminates or expires for any reason, all rights and interests 
in the Property conveyed by Landlord to Tenant shall automatically revert back to Landlord, and Tenant shall no 
longer have any rights or interests whatsoever in the Property. Tenant will at once surrender and deliver up the 
Property, together with all improvements thereon, to the City. 

5. Quiet Enjoyment. Landlord represents and covenants that Tenant shall peaceably and quietly 
have, hold, and enjoy exclusive possession of the Property, all appurtenances belonging thereto, and all rights 
granted to Tenant by this Lease for the entire duration of the Term without any hindrance or interference by 
Landlord or any person acting by, through or under Landlord or deriving rights through the Landlord, including 
other users of the Arts District. Notwithstanding anything to the contrary in this Lease, Landlord hereby represents 
and covenants that promptly upon receipt of written notice from Tenant of a violation of Tenant’s rights to quiet 
enjoyment of the Property under this Lease, Landlord shall take all reasonable actions necessary to restore Tenant’s 
full rights to quiet enjoyment of the Property, as provided herein.  In the event that Tenant’s full rights have not 
been restored within thirty (30) days following Landlord’s receipt of such notice, and notwithstanding anything to 
the contrary in this Lease, Tenant shall be entitled to exercise any and all remedies permitted under this Lease, 
including those pertaining to Landlord’s default. The Parties acknowledge and agree that this covenant is essential 
to public assemblies, arts functions, and performances at the Arts Center.

6. Consideration. In addition to Rent, consideration for this Lease includes a contribution from the 
City to WAC equal to the fair market value of the lease value in excess of Rent (the “City Contribution”). To 
calculate the City Contribution, the Parties shall jointly obtain and pay for, prior to the execution of the lease, a 
commercial real estate appraisal of the fair market value of the Lease Term and Renewal Term to reflect on its 
books and records. Should JRD fail to convey and dedicate the Property to the City, no City Contribution will be 
deemed to have been made. 

7. Recognition. WAC will recognize and reflect on its books and records the City Contribution as a 
contribution to WAC with associated tax benefits, if any. WAC shall provide recognition to the City within the 
Building (as defined below) in a form commensurate with like donor contributions and proportional to the value of 
the City Contribution and as reasonably agreed upon by the Parties. The Parties further agree that the City will be 
recognized at the Arts Center public entrances in a reasonable manner and that the Contribution will be deemed to 
have been made at the time of the execution of the Lease. Neither Party makes any representation or warranty as to 
the tax consequences of this transaction. 
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8. Construction of the Arts Center Building. WAC is solely responsible for the design and 
construction of the Arts Center structure and any ancillary maintenance and operating facilities, fixtures, equipment, 
and improvements within the envelope of the structure (“the Building”). 

(a) Subject to dedication of the Property to the City, the City agrees that the Property shall be 
zoned to allow design, construction, operation, and maintenance of the Arts Center. 

(b) When they become available, Tenant shall attach to this Lease, as Exhibit B and 
incorporated herein by reference for all purposes, the approved plans and specifications (the “Plans and 
Specifications”) for the Arts Center, which shall include, without limitation, sketches and/or drawings showing 
substantially the location of the Arts Center on the Property and the layout of the Building.

(c) The Arts Center shall be subject to the same code approval process as other substantially 
similar structures within the City’s jurisdiction. As part of said approval, the City shall review design packages and 
the Plans and Specifications for the Building solely to require that they comply with City land use regulations. The 
City shall use its best efforts to cooperate with WAC in expediting and granting, as reasonably allowed by law, all 
permits, licenses, and approvals necessary for demolition, construction, occupancy, and operation of the Arts 
Center.

(d) WAC shall begin construction of the Arts Center on the Property no later than January 1, 
2029 (the “Construction Start Date”) and shall complete construction no later than thirty-six (36) months from 
the Construction Start Date, subject to dedication of the Property to the City, force majeure events, and the issuance 
of a necessary permits, licenses, and approvals. Tenant shall, through a contract with a reputable, licensed contractor 
or contractors, cause the development and construction of the Building to be carried out in substantial conformance 
with the Plans and Specifications and in a good and workmanlike manner using first class materials. Should WAC 
fail to commence construction by the Construction Start Date absent written consent by the City, the Property shall 
revert to the City at no cost to WAC, and this Lease shall be null and void without any further action by either Party. 

(e) WAC shall be required to obtain standard payment and performance bonds to guarantee 
completion, and bonds shall be provided for each contractor before WAC begins construction work. 

(f) The Parties shall cooperate in obtaining bonding to insure financing and completion of the 
Arts Center.

(g) WAC shall report to the City Council quarterly as to the general status of the construction 
of the Arts Center and shall, upon request of the City, make copies of construction management reports available 
to the City for review until construction is complete. As a courtesy, WAC shall allow the City to review and provide 
input on general design features of the Arts Center. 

(h) The City may, at its option, void this Lease by written notice to WAC if WAC does not, 
within a reasonable time after a request from the City, provide written evidence that WAC has or, within a time 
certain, will have reasonably sufficient funds to substantially complete the Building as of the Construction Start 
Date. The City may, at its option, extend the Construction Start Date.

(i) From and after the conveyance and dedication of the Property from JRD to the City, the 
City hereby authorizes WAC to enter the Property for the purposes of performing investigations, inspections, tests, 
and studies of the Property.
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9. Construction of the Arts District Improvements. The Parties acknowledge that the funding and 
construction of the Arts District Improvements is within the control of JRD, which is not a party to this Lease. 
Subject to dedication of the Property to the City, the City shall use commercially reasonable efforts to ensure the 
Arts District Improvements are designed and constructed consistent with the following standards: 

(a) JRD’s obligations under the PID Governing Documents, including delivery of the 
completed Arts District Improvements. 

(b) All work on the Arts District Improvements to be performed through a contract with a 
reputable, licensed, and bonded contractor or contractors in conformance with the PID Governing Documents and 
in a good and workmanlike manner using first class materials supported by an industry-standard warranty.

(c) The City shall, upon request, provide status reports of the construction of the Arts District 
Improvements to WAC and shall make copies of construction management reports available to WAC for review 
until completion.

(d) Completion of the Arts District Improvements no later than the date when the Arts Center 
opens to the public for business.

(e) Consistent with applicable codes and regulations, the City shall permit WAC to install and 
maintain reasonable signage in or about the Arts District, including, where applicable, freestanding pole or 
monument signs, obtained by and at the expense of Tenant, or such as Tenant shall deem satisfactory.

(f) Tenant and its customers and employees shall have full access of ingress and egress to, 
from and through the common drives and roads of the Arts District, and across adjoining properties owned or 
controlled by Landlord and/or its affiliates, subsidiaries, and entities with common control. 

(g) If for any reason the Arts District Improvements cannot be or are not constructed in 
accordance with the above standards, this Lease shall not terminate unless funding, construction, or operation of 
the Arts Center is made impracticable thereby, in the reasonable judgment of WAC. If WAC does not terminate, 
the Parties shall negotiate in good faith changes, if any, to this Lease to accommodate unforeseen circumstances. 

10. Use of the Property.

(a) Subject to securing and maintaining all state, local, and City required permits and licenses 
for the intended uses of the Property, including but not limited to alcohol and beverage licensing, and subject to 
force majeure events, WAC shall continually use the Property for the Permitted Use and for no other purpose 
without the prior written consent of Landlord, in its sole discretion. Should WAC fail to use the Property for the 
Permitted Use or Abandon the Property, the Property shall revert to the City at no cost to WAC, and this Lease shall 
be null and void without any further action by either Party. Notwithstanding the foregoing, WAC shall remain 
obligated for liabilities, costs, and expenses incurred or arising before the date of reversion. Except as expressly 
provided herein, no other act, omission, or event of any kind shall result in a forfeiture of the Property or this Lease. 

(b) Tenant shall act in accordance with and not violate any restrictions or covenants of record 
affecting the Property or the Building except that non-compliance with any such restrictions or covenants shall in 
no event result in a forfeiture of the Property or this Lease. Tenant shall not use or occupy the Property in violation 
of any applicable law, code, regulation, or ordinance, and shall immediately discontinue any use of the Premises 
that is declared by either any governmental authority having jurisdiction to be a violation of any such law, code, 
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regulation, or ordinance. Tenant shall comply with any direction of any governmental authority having jurisdiction 
which shall, by reason of the nature of Tenant’s use or occupancy of the Property, impose any duty upon Tenant or 
Landlord with respect to the Property or with respect to the use or occupancy thereof.

(c) Tenant shall not allow the Property to be used for any immoral, unlawful, or objectionable 
purpose, nor shall Tenant maintain or permit any nuisance or commit or suffer to be committed any waste in, on or 
about the Building.

(d) The Parties shall each comply, in all material respects, with all applicable laws, ordinances, 
rules, regulations, orders, writs, judgments, injunctions or decrees of any court, arbitrator or governmental authority 
and duly observed, in all material respects, all other requirements of government authorities including, without 
limitation, all statutes, rules, regulations and orders relating to environmental pollution, public and employee health 
and safety, and employee benefits, and comply with all material zoning ordinances and all regulations, and not 
initiate or acquiesce in any change in any such ordinances and regulations that is material to the construction, 
maintenance, and operation of the Arts Center.

(e) WAC shall have sole and exclusive responsibility for and discretion over all performance 
and service agreements with third parties relating to the Building and its operations including, but not limited to, 
concerts, events, ticket sales, marketing, concessions, alcoholic beverage service, cleaning, and maintenance.

11. Scheduling of the Arts Center. WAC shall have and maintain sole and exclusive control over and 
management of operations and scheduling of the Arts Center. In consideration of this Lease and the City 
Contribution, the Arts Center shall be available to the City for public use twenty (20) total days per calendar year 
across one of the assembly space(s) or room(s) within the Arts Center. Each assembly space or room shall count 
separately as one “use” per day under the terms of this Paragraph 11. The City shall pay no rent for its public use 
of the Arts Center. The City shall pay actual costs for its use, including standard ticketing fees, labor, cleaning, 
equipment rental, security, and administrative services. The Parties will mutually agree upon an annual scheduling 
policy and procedure for public use of the Arts Center as provided in this Paragraph 11.

12. Taxes.

(a) During the Lease Term and Renewal Term, Tenant shall be solely responsible for and shall 
pay, as and when the same become due, any tax, assessment, license, fee, levy, penalty, or real property or other tax 
(collectively, “Taxes”) with respect to the Building and its operation as contemplated herein. 

(b) Tenant’s ability to pay the Taxes shall be prorated on the basis of a three hundred sixty-
five (365) day year to account for any fractional portion of a fiscal tax year included in the commencement or 
expiration of the Lease Term and Renewal Term. With respect to any assessments that may be levied against or 
upon the Building or that under the law then enforced may be evidenced by improvement bonds or other bonds or 
may be paid in annual installments, only the amount of such annual installment (with the appropriate proration for 
any partial year) and interest due thereon shall be included within the computation of the annual taxes levied against 
the Building.

(c) Landlord shall be solely responsible for and shall pay, as and when the same become due, 
any Tax with respect to areas of the Property and its improvements on which the Building is not located.

13. Utilities and Services. 
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(a) As part of JRD’s obligations with respect to Arts District Improvements, the City shall 
make commercially reasonable efforts to ensure that JRD installs utilities and services, including, without limitation, 
water, gas, electricity, internet access, sewer, and power, are brought to the Property as soon as reasonably 
practicable so as to not delay construction of the Arts Center. 

(b) From and after the commencement of the Lease Term, WAC shall be solely responsible 
for and shall pay promptly all charges for water, gas, electricity, internet access, sewer, heat, light, power, telephone, 
refuse pickup, janitorial services, and other utilities, materials, and services (collectively, “Utilities”) furnished 
directly to, or used by, Tenant within the Building during the Lease Term and Renewal Term, together with any 
Taxes thereon.

(c) WAC shall be responsible to pay all impact fees, connection fees, inspection fees and other 
required fees and charges related to the construction of the Building unless the City Council agrees to waive any 
fees or charges as part of a future contribution to WAC. 

14. Maintenance and Repairs. 

(a) From and after the Construction Start Date, except as expressly provided herein, WAC, at 
its own cost and expense, shall maintain, preserve, and protect the Building for the continued operation of the Arts 
Center and to keep the Building in good repair, working order, and condition and, from time to time, make all 
needful and proper repairs, renewals, replacements, additions, and improvements thereto, so that the Arts Center 
business may able to be properly and advantageously conducted at all times in accordance with prudent business 
management practices. Except as expressly provided herein, the City shall not be required to make any 
improvements, repairs, or alterations in or to the Building. WAC shall be permitted to make improvements to the 
Arts Center at its sole discretion. 

(b) Subject to the conveyance and dedication of the Property to the City, the City shall, at its 
own cost and expense, maintain, preserve, and protect the Arts District Improvements beginning at point of the 
exterior envelope of the Building for the continued operation of the Arts Center and to keep the Arts District 
Improvements in good repair, working order, and condition and, from time to time, make all needful and proper 
repairs, renewals, replacements, additions, and improvements thereto, so that the Arts Center business may be able 
to be properly and advantageously conducted at all times in accordance with prudent business management 
practices. Except as expressly provided herein, WAC shall not be required to make any improvements, repairs, or 
alterations in or to the Arts District Improvements.

(c) Notwithstanding the foregoing, the use of parking spaces within the Arts District shall be 
governed by the Parking Agreement identified in Paragraph 15 below.

(d) Subject to the conveyance and dedication of the Property to the City, the City shall be 
solely responsible at its sole cost and expense for security for those areas in the Arts District outside the Property, 
which shall including reasonable measures (such a lighting, monitoring, and access control) to prevent violence, 
theft, vandalism, and other crimes against the person and property. WAC shall be solely responsible at its sole cost 
and expense for security within the Property, which shall include reasonable measures (such a lighting, monitoring, 
and access control) to prevent violence, theft, vandalism, and other crimes the person and property.

(e) WAC may make such alterations or additions to the Building at any time as WAC may 
desire. Such alterations or additions will be made in accordance with all applicable building codes and in a good 
workmanlike manner without cost to the City. Prior to any such alterations or additions to the Building, 
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15. Parking Agreement.

(a) Subject to the conveyance and dedication of the Property to the City, the City and Tenant 
hereby agree to enter into a parking agreement addressing Tenant’s use of the parking areas within the Arts District 
(the “Parking Agreement”). The Parking Agreement is attached hereto as Exhibit C and is incorporated herein by 
reference for all purposes.

(b) The covenants, conditions, restrictions, and other provisions relating to the Parking 
Agreement shall run with and be appurtenant to the Arts District, the Property, and areas defined in the Parking 
Agreement, and shall be binding upon the Parties’ respective successors and assigns in title to all or any portion of 
the Arts District, the Property, and areas defined in the Parking Agreement during the Lease Term and Renewal 
Term.

16. Insurance.

(a) Prior to occupying any portion of the Building or performing work that creates a liability 
exposure for Tenant, Tenant will obtain, maintain, and keep in force the following policies of insurance:

(i) Commercial general liability insurance that insures against claims for bodily 
injury, personal injury, advertising injury, and property damage based upon, involving, or arising out of the use, 
occupancy, or maintenance of the Building and the Property. Such insurance shall afford, at a minimum, the 
following limits:

Each Occurrence $1,000,000
General Aggregate $2,000,000
Personal and Advertising Injury Liability $1,000,000
Fire Damage Legal Liability $100,000
Medical Payments $5,000

This coverage shall be written on the most current ISO CGL form (or its equivalent), shall include 
contractual liability, premises-operations and products-completed operations and shall contain an exception to any 
pollution exclusion that insures damage or injury arising out of heat, smoke, or fumes from a hostile fire. Such 
insurance shall be written on an occurrence basis and contain a standard separation of insureds provision.

(ii) Business automobile liability insurance covering owned, hired and non-owned 
vehicles with minimum limits of $1,000,000 combined single limit per occurrence.

(iii) Employer’s liability insurance in an amount not less than $1,000,000.

(iv) Workers’ compensation insurance in accordance with Utah law.

(v) Umbrella/excess liability insurance, on an occurrence basis, that applies excess of 
the required commercial general liability, business automobile liability, and employer’s liability policies with the 
following minimum limits: 

Each Occurrence $3,000,000
Annual Aggregate $3,000,000
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(vi) Property insurance “the equivalent of causes of loss – special form” including 
flood, earthquake, windstorm, theft, sprinkler leakage, and boiler and machinery coverage on all of Tenant’s trade 
fixtures, furniture, inventory, and other personal property in the Building, and on any alterations, additions, or 
improvements made by Tenant upon the Building. 

(b) From and after the Commencement Date, Landlord shall, at all times, provide, maintain, 
and keep in force the following policies of insurance:

(i) Insurance against loss or damage to the Arts District Improvements by fire and/or 
other risks of loss covered by insurance of a type known as “All Risk Replacement Cost Insurance with Agreed 
Amount Endorsement” in an amount not less than $1,000,000.00, including costs of debris removal of not more 
than $100,000.00, deductible from the loss payable for any casualty. Landlord shall not be obligated to insure any 
furniture, equipment, trade fixtures, machinery, goods, or supplies that Tenant may keep or maintain in the Building 
or any alteration, addition, or improvement that Tenant may make to the Building. 

(ii) Comprehensive public liability insurance on a “recurrent basis” against claims for 
“personal injury” including, without limitation, bodily injury, death or property damage occurring on, in or about 
covering all areas of the Property and improvements thereto other than the Building, all such insurance to afford 
immediate minimum protection to the limit of $1,000,000.00 in a combined single limit coverage with a 
$1,000,000.00 liability umbrella with respect to personal injury or death to any one or more persons or damage to 
property. Tenant shall be included as an additional insured on this commercial general liability insurance policy 
maintained by Landlord.

(c) All policies of insurance required by this Lease shall contain an endorsement or agreement 
by the insured that any loss shall be payable in accordance with the terms of such policy notwithstanding any act or 
negligence of Tenant or Landlord which might otherwise result in forfeiture of said insurance, and the further 
agreement of the insurer waiving all rights of setoff, counterclaim or deduction against Tenant or Landlord. All 
policies of insurance shall be on forms and shall contain endorsements acceptable to Tenant and Landlord. All 
policies of insurance shall be issued by companies satisfactory to Tenant and Landlord. Each Party shall furnish to 
the other a certificate and, upon request, an original copy of all policies of required insurance. At least twenty (20) 
days prior to the expiration of each policy, each Party shall furnish to the other Party evidence of payment of the 
premium and the re-issuance of the policy thereby continuing insurance in force as required by this Lease. All 
policies shall contain the provision that such policies will not be cancelled or materially amended, which term shall 
include any reduction in scope or limit of coverage, without at least thirty (30) days’ prior written notice to both 
Landlord and Tenant. In the event either Party fails to provide, maintain, keep in force or deliver and furnish to the 
other Party the policies of insurance required by this Paragraph, the first Party, after thirty (30) days’ prior written 
notice to the other Party, may procure such insurance and the other Party shall immediately repay the first Party for 
all premiums.

(d) Landlord, except to the extent Tenant’s insurance covers loss to Landlord, and Tenant each 
hereby waive all rights of recovery against the other and the other’s agents on account of loss or damage occasioned 
to such waiving Party to the extent that such loss or damage is insured or is required to be insured against under an 
insurance policy required by this Paragraph. Tenant shall, upon obtaining policies of insurance required hereunder, 
give notice to the insurance carriers that the foregoing waiver of subrogation is contained in this Lease. 

17. Bonding. The Parties shall cooperate with one another and with JRD in obtaining bonding to insure 
financing and completion of the Arts Center consistent with the terms of the PID Governing Documents.
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18. Indemnification. The City is a governmental entity under the Utah Governmental Immunity Act, 
Utah Code §§ 63G-7-101, et seq., as amended (the “Immunity Act”). Consistent with the terms of the Immunity 
Act, and as provided herein, it is mutually agreed that each Party is responsible and liable for its own wrongful or 
negligent acts or omissions that are committed by it or by its agents, officials, or employees. Neither Party waives 
any claims or defenses otherwise available under the Act.

19. Damage or Destruction. In the event the Building is destroyed or damaged by fire or other insured 
casualty, and the insurance proceeds have been made available therefor by the holder or holders of any mortgages 
or deeds of trust covering the Building, Tenant may repair the Building, if Tenant determines, in its sole discretion, 
that it is reasonable to do so. If Tenant determines not to repair the Building, either Party may, by written notice to 
the other, terminate this Lease as of the date of the occurrence of such damage.

20. Eminent Domain. 

(a) Total Taking. If title to all of the Building or Property, or so much thereof, is taken for any 
public or quasi-public use under any statute or right of eminent domain, Tenant shall not be obligated to construct 
a similar Building; however, Tenant shall be entitled to its portion of the proceeds from such taking equal to the 
value of the Building and any other improvements funded by Tenant. Upon such an occurrence, this Lease shall 
automatically terminate.

(b) Partial Taking. If any part of the Building, including the parking area, is taken and, in 
Tenant’s discretion, the remaining part is reasonably suitable for Tenant’s continued occupancy Tenant may, in its 
sole discretion, and at its own cost and expense, redesign, redevelop, and reconstruct the Building so as to make 
that portion of the Building not taken suitable for Tenant’s continued operation and use; however, Tenant shall be 
entitled to its portion of the proceeds from such taking equal to the value of the Building and any other improvements 
funded by Tenant. If Tenant determines not to reconstruct the Building, either Party may, by written notice to the 
other, terminate this Lease as of the date of the occurrence of such taking.

(c) Stipulation. Landlord may without any obligation or liability to Tenant stipulate with any 
condemning authority for a judgment of condemnation without the necessity of a formal suit or judgment of 
condemnation, and the date of taking under this clause shall then be deemed the date agreed to under the terms of 
such agreement or stipulation.

21. Assignment and Subletting.

(a) Tenant may not transfer or sell its license or tenancy in the Property or change its use of 
the Property without prior written consent of Landlord, which consent shall not be unreasonably, withheld, 
conditioned, or delayed. 

(b) Either Party may transfer management of, maintenance, and operational control to a third 
party at any time with written consent of the other Party, which shall not be unreasonably withheld or delayed. 

(c) Tenant shall not be entitled to assign or sublet all or a portion of its interest in the Property 
at any time without the consent of Landlord, provided that Landlord shall not unreasonably withhold, condition, or 
delay any assignment or sublease if the proposed assignment or sublease is consistent with the permitted use of the 
Property, which is to provide art or art related opportunities to the community.. No Landlord consent shall be 
required to rent or lease any internal portions of the Building, including, but not limited to, renting space for 
concessionaires or other vendors. 
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(d) Tenant shall be entitled to pledge its interest in the Building and Property with written 
consent of Landlord, which shall not be unreasonably withheld or delayed.

(e) Upon any assignment, sublease, or pledge, the assignor shall not be relieved of its 
obligations under this Lease and shall remain liable, jointly and severally and as a principal, and not as a guarantor 
or surety, under this Lease, to the same extent as though no assignment or sublease had been made. An assignment, 
sublease, or pledge shall not interfere with Tenant’s right to renew this Lease.

22. Default.

(a) Tenant’s Default. At the option of Landlord, a default under this Lease by Tenant shall 
exist if any of the following events shall occur (“Event of Default”):

(i) The making by Tenant or any guarantor of this Lease of any general assignment 
for the benefit of creditors; the filing by or against Tenant or such guarantor of a petition to have Tenant or such 
guarantor adjudged a bankrupt or the filing of a petition for reorganization or arrangement under any law relating 
to bankruptcy (unless, in the case of a petition filed against Tenant or such guarantor, the same is dismissed within 
sixty (60) days); the appointment of a trustee or receiver to take possession of substantially all of Tenant’s assets 
located at the Premises or of Tenant’s interest in this Lease, where possession is not restored to Tenant within thirty 
(30) days; or the attachment, execution or other judicial seizure of substantially all of Tenant’s assets located at the 
Premises or of Tenant’s interest in this Lease, where such seizure is not discharged within thirty (30) days; or

(ii) Tenant fails to observe, keep, perform, or cure within sixty (60) days after written 
notice by Landlord, any of the other material terms, covenants, agreements, or conditions contained in this Lease 
or those set forth in any other agreements or rules or regulations Tenant is obligated to observe or perform. In the 
event such default reasonably could not be cured or corrected within such sixty (60)-day period, but is reasonably 
susceptible to cure or correction within one hundred twenty (120) days, then Tenant shall not be in default hereunder 
if Tenant commences the cure or correction of such default within fourteen (14) days after receiving such written 
notice from Landlord and diligently prosecutes the same to completion within one hundred twenty (120) days after 
commencing such cure or correction. Notice given under this Paragraph shall specify the alleged default and shall 
demand Tenant perform the provisions of this Lease within the applicable period of time or quit the Building. No 
such notice shall be deemed a forfeiture or a termination of this Lease unless Landlord so elects in writing. 

(b) Landlord’s Default. Landlord shall not be deemed to be in default of the performance of 
any covenant, agreement or obligation required to be performed by Landlord hereunder unless and until it has failed 
to perform such obligation within thirty (30) days after receipt of notice by Tenant to Landlord specifying the nature 
of such default; provided, however, that if the nature of Landlord’s obligation is such that more than thirty (30) days 
are required for its performance, then Landlord shall not be deemed to be in default if it shall commence such 
performance within such thirty (30) day period and thereafter diligently prosecute the same to completion.

(c) Because of the substantial investment by Tenant in the Building, these default provisions 
shall be interpreted liberally in favor of Tenant to avoid a forfeiture of the Lease. 

(d) Notwithstanding anything in this Lease to the contrary, if Tenant defaults, before 
terminating this Lease for Tenant’s default, Landlord shall use commercially reasonable efforts to mail or deliver a 
copy of any such notice to the holder of any first mortgage on the Tenant’s interest in this Lease, by certified mail, 
return receipt requested or by national overnight courier with receipted delivery (i.e., FedEx, UPS), notified 
Landlord of the holder’s mortgage and the address to which notices are to be sent (“Tenant’s Mortgagee”).  If 
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Landlord has received a notice from a Tenant’s Mortgagee pursuant to the preceding sentence, Landlord may 
presume that mortgagee is Tenant’s Mortgagee until Landlord is furnished a certified copy of a recorded satisfaction 
of that mortgage.  No notice of termination of this Lease by Landlord shall be effective until Tenant’s Mortgagee 
shall have been furnished a copy of such notice by Landlord.  In the event Tenant fails to cure any default by it 
under this Lease, Tenant’s Mortgagee shall have, at its option, a period of thirty (30) days within which to remedy 
such default of Tenant or to cause such default to be remedied.  In the event that Tenant’s Mortgagee elects to cure 
any such default by Tenant, then Landlord shall accept such performance on the part of such Tenant’s Mortgagee 
as though the same had been performed by Tenant, and for such purpose Landlord hereby authorizes any Tenant’s 
Mortgagee to enter upon the Premises to the extent necessary to exercise any of Tenant’s rights, powers and duties 
under this Lease.  If, in the event of any default by Tenant which is reasonably capable of being cured by Tenant’s 
Mortgagee, and Tenant’s Mortgagee promptly commences and diligently pursues to cure the default, then Landlord 
will not terminate this Lease or cease to perform any of its obligations under this Lease so long as Tenant’s 
Mortgagee is, with due diligence, actively engaged in the curing of such default. Further, if Tenant defaults, 
Landlord shall allow, without unreasonably withholding its consent, Tenant’s Mortgagee to assign this Lease to a 
third party.

23. Remedies. 

(a) Landlord’s Remedies. Upon the occurrence of an Event of Default, then Landlord may 
exercise any remedy available in law or in equity.

(b) Tenant’s Remedies. In the event of a default by Landlord in the performance of any 
covenant, agreement, or obligation to be performed by Landlord hereunder, which default is not cured as and when 
required, Tenant shall have the right, but not the obligation, to perform such covenant, agreement’ or obligation on 
Landlord’s behalf and seek reimbursement from Landlord for the actual costs of performing any such covenant, 
agreement, or obligation.

24. Landlord’s Covenants. Subject to the conveyance and dedication of the Property to the City, 
Landlord covenants that (i) it has, or will have at the time of conveyance, good and marketable fee simple title to 
the Property free of all leases, tenancies, agreements, encumbrances, liens, restrictions, and defects in title affecting 
the rights granted Tenant in this Lease, (ii) to the best of Landlord’s actual knowledge, there are no restrictive 
covenants, zoning or other ordinances or regulations applicable to the Premises which will prevent the Premises 
from being used as permitted herein, (iii) Landlord has provided Tenant with any environmental reports or studies 
in its control or possession relative to the Premises, (iv) Landlord has not received any notices of violation of any 
environmental laws or ordinances with respect to the Premises and to the best of Landlord’s knowledge, with no 
duty to investigate, the Premises are in full compliance with all applicable environmental laws and ordinances, and 
(v) to the best of Landlord’s actual knowledge, there are no underground storage tanks or facilities, or Hazardous 
Materials currently or previously located on or under the Premises at the time of execution of this Lease; however, 
if there are any, Landlord, at Landlord’s sole expense will ensure they will be properly removed and disposed of 
and that any contamination related thereto has been or will be assessed and remedied according to applicable laws, 
rules, regulations and ordinances to the satisfaction of the appropriate governmental authorities (“Landlord’s 
Remedial Obligations”).  Notwithstanding the above, Tenant shall be obligated to operate in accordance with any 
existing recorded agreements and environmental reports and acknowledges receipt of any such agreements.

25. Environmental Obligations. If Landlord shall, at any time after the execution of this Lease and 
subject to the conveyance and dedication of the Property to the City, be required to perform Landlord’s Remedial 
Obligations, Landlord and Tenant shall enter into an agreement reasonably satisfactory to Tenant containing the 
following terms and conditions and such other terms and conditions as the parties shall mutually agree:

Page 24 of 401



Page 16 of 24

(a) Tenant shall provide Landlord reasonable access to the Property for the purpose of conducting 
Landlord’s Remedial Obligations; provided that Landlord’s Remedial Obligations shall be 
conducted by Landlord in a manner designed to cause the least possible interference with any 
ongoing construction by Tenant and the operation of its business;

(b) Landlord shall undertake Landlord’s Remedial Obligations, including, without limitation, any and 
all investigations, remediation, and disposal of contaminated soil and/or groundwater (including 
any revealed as part of the Tenant’s construction) at Landlord’s sole cost and expense and in 
accordance with all applicable federal, state, and local laws, rules, regulations, and ordinances;

(c) Landlord shall properly repair and/or restore any damage to the Property as a result of Landlord’s 
Remedial Obligations;

(d) Landlord shall indemnify Tenant in connection with Landlord’s Remedial Obligations;
(e) Landlord and its agents and contractors shall maintain insurance coverage(s) reasonably 

acceptable to Tenant; and
(f) All reports and studies issued in connection with the performance of Landlord’s Remedial 

Obligations shall be addressed to, and may be relied upon by, both Landlord and Tenant.

If Landlord shall fail to perform or pay for its obligations in accordance with this Section (collectively, 
the “Obligations”), Tenant may, at its option, perform or pay for the Obligations.  If Tenant shall so elect, Tenant 
may withhold rent to the extent of expense incurred by Tenant in performing or paying for the Obligations.

26. Liens. Tenant shall at all times have the right to encumber, by mortgage or deed of trust, or other 
proper instrument in the nature thereof, as security for any actual bona fide debt, its leasehold estate as Tenant 
hereby created, or any portion thereof, together with its right and interest in and to all Buildings and Improvements 
constructed by Tenant and its interest in any equipment located on the Property.  Tenant shall not have the right to 
encumber the Landlord’s fee ownership interest in the Property nor in the existing buildings located on the Property. 
If a mortgagee or trustee under a deed of trust shall notify the Landlord in writing that such mortgage or deed of 
trust has been executed and delivered by Tenant and shall furnish Landlord with the address to which said mortgagee 
or trustee desires copies of notices to be mailed, then the Landlord hereby agrees that it will thereafter mail to such 
mortgagee or trustee at the address so given a duplicate copy of any and all notices in writing which Landlord may 
from time to time give or serve upon the Tenant under and pursuant to the terms and provisions of this Lease. Such 
mortgagee or trustee may, at its option, at any time before the rights of Tenant shall have been forfeited to the 
Landlord as herein provided, pay any of the rents due hereunder, or do any other act or thing required of or permitted 
to the Tenant by the terms of this Lease, to prevent the forfeiture or termination of this Lease, and all payments so 
made and all things so done and performed by or for any such mortgagee or trustee shall be as effective to prevent 
a forfeiture of the rights of the Tenant hereunder as the same would have been if done and performed by Tenant. 
No such mortgagee or trustee of the rights and interest of the Tenant hereunder shall be or become liable to the 
Landlord as an assignee of this Lease or otherwise unless it expressly assumes the liability of the Tenant and no 
assumption shall be inferred from or shall be the result of foreclosure or other appropriate proceedings in the nature 
thereof or shall be the result of any other action or remedy provided for by such mortgage or deed of trust.

27. Force Majeure. In the event that Landlord or Tenant shall be delayed, hindered in, or prevented 
from the performance of any act required hereunder by reason of unanticipated acts of God (such as, but not limited 
to, fires, explosions, pandemics, earthquakes, drought, and floods); war and hostilities; rebellion, revolution, 
insurrection, or military or usurped power; and other unforeseeable circumstances beyond the control of either Party 
(such as, but not limited to, harsh weather conditions), or the act, failure to act, or default of the other Party, then 
performance of such act shall be excused for the period of the delay and the period for the performance of any such 
act shall be extended for a period equivalent to the period of such delay.
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28. End of Term. Upon the expiration or earlier termination of this Lease, Tenant shall surrender the 
Property to Landlord. If Tenant remains in possession of all or any part of the Property after the expiration of the 
Term without the prior written consent of Landlord, such possession shall constitute a month-to-month tenancy 
only and subject to every term, condition, and covenant contained in this Lease.

29. Notices. Any notice required or permitted to be given hereunder shall be in writing and may be 
given by: (1) hand delivery and shall be deemed given on the date of delivery; (2) registered or certified mail and 
shall be deemed given the third day following the date of mailing; or (3) overnight delivery by a nationally 
recognized courier service and shall be deemed given the following day. All notices shall be addressed as follows:

TENANT:

Wasatch County Arts Council, Inc., d/b/a Wasatch Arts Council
Attn: Phillip Jordan
475 N Main St. 
Heber City, UT 84032

With a copy to (which shall not constitute notice):

Joshua D. Jewkes, Esq.
Gordon Law Group, P.C.
322 East Gateway Drive, Suite 201
Heber City, UT  84032

LANDLORD:

Heber City Corporation
Attn: City Manager
75 North Main Street
Heber City, UT 84032

Either party may change its address by notice given in accordance with this Paragraph.

30. Amphitheater. JRD is responsible for construction of a proposed amphitheater within the Arts 
District (the “Amphitheater”), which the Parties agree is an essential and conditional component of the Arts District. 
The City shall use commercially reasonable efforts to ensure the Amphitheater is constructed in close proximity to 
the Arts Center for ease and efficiencies of operations. Within sixty (60) days following execution of this Lease, 
WAC shall submit a written proposal to the City for operations and event programming / booking of the 
Amphitheater in a role as its exclusive service contractor. WAC has agreed to provide consulting services to JRD 
for reasonable compensation as the Amphitheater’s operator advising in the design and construction of the 
Amphitheater to ensure that maximum efficiencies and harmony with the Arts Center are achieved. 

31. Recording. This Lease shall not be filed for public record. However, upon request by either Party, 
Landlord and Tenant shall execute and acknowledge a memorandum or short form lease that may be filed for record 
by either Party at any time after the execution of this Lease, setting forth the parties, description of the Property, 
Term, and any other provisions mutually agreed upon.

32. Miscellaneous Provisions.
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(a) This Lease shall be governed by and construed in accordance with the laws of the state of 
Utah. Landlord and Tenant agree to submit any dispute arising hereunder to the exclusive jurisdiction of the Fourth 
Judicial District Court, Wasatch County, Utah. If any dispute arises between the Parties concerning enforcement or 
interpretation of this Lease or to seek damages for breach thereof or arising out of or relating to the Building or the 
Property, the prevailing party shall be entitled to reasonable attorney’s fees and costs, through appeal. LANDLORD 
AND TENANT EACH AGREE TO, AND THEY HEREBY DO WAIVE, TRIAL BY JURY IN ANY ACTION, 
PROCEEDING OR COUNTERCLAIM BROUGHT BY EITHER OF THE PARTIES HERETO AGAINST THE 
OTHER ON ANY MATTERS WHATSOEVER ARISING OUT OF OR IN ANY WAY CONNECTED WITH 
THIS LEASE, THE RELATIONSHIP OF LANDLORD AND TENANT, TENANT’S USE OR OCCUPANCY 
OF THE BUILDING AND THE PROPERTY AND/OR ANY CLAIM OF INJURY OR DAMAGE, AND ANY 
STATUTORY REMEDY.

(b) Time is of the essence with respect to the performance of every provision of this Lease.

(c) The captions contained in this Lease are for convenience only and shall not be considered 
in the construction or interpretation of any provision hereof. 

(d) This Lease and Exhibits attached hereto and incorporated herein contain all the agreements 
of the parties hereto with respect to any matter covered or mentioned in this Lease, and no prior agreement, 
representation, or understanding, oral or written pertaining to any such matter shall be effective for any purpose. 
No provision of this Lease may be amended or added to except by an agreement in writing signed by an authorized 
representative of each of the Parties or their respective successors in interest.

(e) No waiver by a party of any provision of this Lease shall be deemed to be a waiver of any 
other provision hereof or of any subsequent breach by a party of the same or any other provision. Landlord’s consent 
to or approval of any act by Tenant requiring Landlord’s consent or approval shall not be deemed to render 
unnecessary the obtaining of Landlord’s consent to or approval of any subsequent act of Tenant, whether or not 
similar to the act so consented to or approved. No act or thing done by Landlord or Landlord’s agents during the 
Lease Term or Renewal Term shall be deemed an acceptance of a surrender of the Premises, and no agreement to 
accept such a surrender shall be valid unless in writing and signed by Landlord. 

(f) This Lease shall be binding upon, and inure to the benefit of the Parties, their heirs, 
successors, assigns, executors, and administrators.

(g) Tenant shall not operate on the Property, and shall not permit any other person to operate 
on the Property, any trade or business consisting (1) the operation of any private or commercial golf course, country 
club, massage parlor, hot tub facility, suntan facility, racetrack or other facility used for gambling, or any store the 
principal business of which is the sale of alcoholic beverages for consumption off premises, or (2) farming, as that 
term is defined in Section 2032A(e)(5)(A) or (B) and Section 45D of the IRS Code, nor shall it enter into any 
sublease with a tenant that intends to operate any such trade or business on the Property. Tenant shall comply with 
the terms of any financing documents related to the Property and applicable to a lessee of the Property, including 
without limitation, all requirements relating to the operation of a “qualified business” under Section 45D of the IRS 
Code and the Treasury Regulations thereunder. Further, no recreational or medical marijuana may be grown or 
consumed on the Property or in the Building by Tenant or its employees, guests, or invitees. 

(h) Should any mortgagee or beneficiary under a deed of trust require a modification of this 
Lease, which modification will not bring about any increased cost or expense to either Party or will not in any other 
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way substantially change the rights and obligations of either Party hereunder, then and in such event, the Parties 
each agree that this Lease may be so modified.

(i) Each individual executing this Lease on behalf of an entity represents and warrants that (1) 
he/she is duly authorized to execute and deliver this Lease on behalf of said entity in accordance with its bylaws or 
operating agreements; (2) this Lease is binding upon said corporation or entity; and (3) a resolution to that effect in 
a form reasonably acceptable to the other Party shall be provided immediately upon request.

(j) Both Parties agree they have been advised to obtain, and given the opportunity to obtain, 
the advice of their own independent legal counsel with respect to this Lease, any related agreements, and the 
transactions contemplated hereunder. This Lease shall not be construed in favor of either Party. 

(k) It is not the intention of Landlord or Tenant to create hereby an interlocal entity or a 
relationship of master-servant, principal-agent, partner, joint venture, or member of a joint enterprise, it being the 
sole purpose and intent of the Parties hereto to create only a relationship of Landlord and Tenant.

(l) This Lease may be signed in any number of counterparts with the same effect as if the 
signatures upon any counterpart were upon the same instrument. All signed counterparts shall be deemed to be one 
original. Electronic signatures shall be deemed originals. 

33. Brokerage. No party has acted as, by or through a broker in the effectuation of this Lease, except 
as set out hereinafter. THE PARTIES AGREE TO INDEMNIFY AND HOLD THE OTHER HARMLESS FROM 
ALL DAMAGES, LIABILITY, AND EXPENSE (INCLUDING REASONABLE ATTORNEY’S FEES AND 
COSTS) ARISING FROM ANY CLAIMS OR DEMANDS OF ANY OTHER BROKER OR BROKERS OR 
FINDERS FOR ANY COMMISSION ALLEGED TO BE DUE SUCH BROKER OR BROKERS OR FINDERS 
IN CONNECTION WITH THIS LEASE. 

34. Patriot Act Certification. Tenant certifies that neither Tenant, nor any of its constituent partners, 
managers, members or shareholders, nor any beneficial owner of Tenant or any such partner, manager, member or 
shareholder, nor any other representative or affiliate of Tenant is a “Prohibited Person,” defined as (a) a person, 
entity or nation named as a terrorist, “Specially Designated National or Blocked Person,” or other banned or blocked 
person pursuant to any law, order, rule or regulation that is enforced or administered by the U.S. Treasury 
Department’s Office of Foreign Assets Control (“OFAC”), including, but not limited to, Executive Order No. 13224 
on Terrorist Financing, effective September 24, 2001 (the “Executive Order”), and the Uniting and Strengthening 
America by Providing Appropriate Tools Required to Intercept and Obstruct Terrorism Act of 2001 (Public Law 
107-56, the “Patriot Act”); (b) a person, entity or nation owned or controlled by, or acting on behalf of, any person, 
entity or nation named as a terrorist, “Specially Designated National or Blocked Person,” or other banned or blocked 
person pursuant to any law, order, rule or regulation that is enforced or administered by OFAC, including, but not 
limited to, the Executive Order and the Patriot Act; (c) a person, entity or nation engaged directly or indirectly in 
any activity prohibited by any law, order, rule or regulation that is enforced or administered by OFAC, including, 
but not limited to, the Executive Order and the Patriot Act; (d) a person, entity or nation with whom the Landlord 
is prohibited from dealing or otherwise engaging in any transaction pursuant to any terrorism or money laundering 
law, including, but not limited to, the Executive Order and the Patriot Act; (e) a person, entity or nation that has 
been convicted, pleaded nolo contendere, indicted, arraigned or custodially detained on charges involving money 
laundering or predicate crimes to money laundering; or (f) a person, entity or nation who is affiliated with any 
person, entity or nation who is described above in subparagraphs (a) through (e) above. Tenant agrees to indemnify 
and save Landlord, Landlord’s representatives and Landlord’s managing agent and mortgagee harmless against and 
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from any and all claims, damages, losses, risks, liabilities and expenses, including attorneys’ fees and costs, arising 
from or related to any breach of the foregoing certification.

35. Approval by City Council. The Parties agree that this Lease is subject to the express approval of 
the City Council. Should the City Council not approve, this Lease shall become null and void without further action 
by the Parties.

//

//

[remainder of page intentionally left blank
signatures on following page]
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IN WITNESS WHEREOF, the parties have duly executed this Lease the day and year first above 
written.

LANDLORD:

HEBER CITY CORPORATION,
a political subdivision of the state of Utah

By: ___________________________________
Name:
Title: 

TENANT:

WASATCH COUNTY ARTS COUNCIL, INC., 
DBA WASATCH ARTS COUNCIL
a Utah non-profit corporation

By: ___________________________________
Name:
Title: 

[signature page to the Ground Lease and Parking Agreement – 1 of 1]
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EXHIBIT A

Property Location and Legal Description

Attached.
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EXHIBIT B

Plans and Specifications

Attached.
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EXHIBIT C

Parking Agreement

Attached.

Page 33 of 401



When Recorded, Mail To:
Joshua D. Jewkes, Esq.
GORDON LAW GROUP, P.C.
322 East Gateway Drive, Suite 201
Heber City, UT 84032

Parcel Nos.

PARKING AND EASEMENT AGREEMENT

THIS PARKING AND EASEMENT AGREEMENT (the “Agreement”) is executed effective as of 
December ___, 2023 (“Effective Date”) by and between HEBER CITY CORPORATION, a political subdivision 
of the state of Utah (the “City” or “Grantor”) and WASATCH COUNTY ARTS COUNCIL, INC., DBA 
WASATCH ARTS COUNCIL, a Utah non-profit corporation (“WAC”) in connection with that certain Ground 
Lease between the Parties of even date herewith. Landlord and Tenant are collectively referred to herein as the 
“Parties”, and each a “Party”.

RECITALS

WHEREAS, pursuant to its creation of “Jordanelle Ridge Public Infrastructure Districts Nos. 1-5” pursuant 
to the Public Infrastructure District Act, Utah Code §§ 17D-4-101 et seq., the City anticipates it will receive fee title 
to approximately 4.4 acres of vacant real property located in the southwest area of the Arts District, as shown on 
Exhibit 1 attached hereto (the “Property”), which is located within PID 2, also known as the Arts District; and

WHEREAS, the City anticipates it will receive fee title to other adjoining and surrounding parcels within 
the Arts District (collectively, the “Burdened Properties”) on which various improvements, including an 
amphitheater, are to be built; and

WHEREAS, WAC, as Tenant, has entered into a written Ground Lease for the Property of even date 
herewith (the “Lease”), to lease the Property from the City, as Landlord, for an initial term of fifty (50) years for 
the construction, operation, and maintenance of an Arts Center, conditional upon conveyance and dedication of the 
Property to the City; and

WHEREAS, the City is to use commercially reasonable efforts to ensure construction of certain Arts 
District Improvements outside of and surrounding the Arts Center for common use by the City and WAC, including, 
without limitation, roads, driveways, parking stalls, sidewalks, and landscaping; and

WHEREAS, in conjunction with the Lease and its operation of the Arts Center, WAC needs at least four 
hundred (400) well-maintained parking stalls available for exclusive first-priority use by the Art Center’s patrons 
and additional parking stalls on a non-exclusiveshared basis as a critical component of the Art Center’s ability 
operate and succeed; and
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WHEREAS, the Parties wish to allow the City and WAC patrons to jointly benefit from the parking that is 
currently or will (through construction of the Arts District Improvements) become available in the Arts District; 
and

AGREEMENT

NOW THEREFORE, in consideration of the foregoing Recitals, which are a material part of and 
incorporated into the Parties’ agreement, and of the mutual benefits contained herein, and other good and valuable 
consideration the sufficiency of which is hereby acknowledged, Landlord and Tenant for themselves and their 
successors and assigns, intending to be legally bound, agree as follows:

1. Incorporation of Lease Terms. The terms of the Lease are incorporated herein by reference for 
all purposes. Any capitalized term not defined herein shall have the same meaning as in the Lease. In the event of 
a conflict between the Lease and this Agreement, the terms of this Agreement shall control for purposes of 
interpreting this Agreement only. 

2. Conditions. Notwithstanding the foregoing anything to the contrary herein, all obligations of the 
Parties shall be expressly conditional upon the final conveyance and dedication of the Property to the City. The City 
shall use all reasonable efforts to obtain dedication of the Property. Should the Property or the Burdened Properties 
not be conveyed and dedicated to the City, this Agreement and all the Parties’ rights and obligations hereunder shall 
be null and void upon written notice by either Party. This Agreement shall be not recorded unless and until the final 
conveyance and dedication of the Burdened Properties to the City.

3. Identification of the Burdened Properties. The Parties acknowledge and agree because the land 
within Arts District is not yet subdivided, the Burdened Properties have not been assigned a parcel or tax 
identification number and are not capable of being described legally. Once the Burdened Properties receive parcel 
or tax identification numbers and legal descriptions, and prior to recording this indenture, the Parties will attach a 
map and legal descriptions of the Burdened Properties as Exhibit 1 hereto and supply the corresponding parcel or 
tax identification numbers and a metes-and-bound legal description. 

4. Provision of Arts Center Parking Improvements. The Parties acknowledge and agree that 
adequate parking and access to parking for the Arts Center and the surrounding facilities within the Arts District, 
including the amphitheater, are essential and conditional to the success of the Arts Center. The Parties further 
acknowledge that funding for the Arts District Improvements is contingent upon the issuance of public bonds and 
outside the direct control of the Parties. Therefore, as soon as reasonably practicable after receiving title to the 
Burdened Properties, and subject to the availability of funding, the City shall, consistent with its obligations under 
the PID Governing Documents, use commercially reasonable efforts to ensure the development and construction of 
the following preferred improvements adjacent to the Arts Center on the Burdened Properties: (a) no less than four 
hundred (400) parking stalls; (b) an adequate number of electric vehicle charging stations to be mutually agreed 
upon by the Parties; (c) bus drop-off areas for up to four (4) buses simultaneously; (d) twenty (20) stalls for “back-of-
house” parking located immediately adjacent to the Building; and (e) associated improvements such as parking lots, 
curb cuts, access drives, sidewalks, and walkways consistent with prevailing industry standards for similar projects. 
The foregoing described improvements are collectively referred to herein as the “Arts Center Parking 
Improvements” and shall be for the exclusive first-priority use of WAC and its successors, assigns, sublessees, 
employees, vendors, guests, invitees, licensees, and customers when and as required by WAC (collectively, “WAC 
Permitees” or “Grantee”) and shall be marked with clear signage. The Parties shall actively coordinate parking for 
competing events requiring the use of the Arts Center Parking Improvements so that the maximum public access to 
all events (including the Amphitheater) is reasonably achieved. 
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The City shall use commercially reasonable efforts to ensure the Arts Center Parking Improvements are constructed 
in substantial conformance with the PID Governing Documents and in a good and workmanlike manner using first 
class materials with adequate lighting, striping, and signage. Prior to construction, the City shall share with WAC 
the design, plans, and specifications for the Arts Center Parking Improvements, and the Parties shall reasonably 
cooperate with one another in designing and planning the WAC Parking Improvements to harmonize the Arts Center 
with the Arts Center Parking Improvements and surrounding facilities within the Arts District. The Arts Center 
Parking Improvements shall be complete no later than opening day of the Arts Center. The foregoing shall be 
constructed in substantial conformance with the PID Governing Documents and in a good and workmanlike manner 
using first class materials. 

If for any reason the Arts Center Parking Improvements cannot be or are not constructed as described above, this 
Lease shall not terminate unless funding, construction, or operation of the Arts Center is made impracticable 
thereby, in the reasonable judgment of WAC. If WAC does not terminate, the Parties shall negotiate in good faith 
changes, if any, to this Lease to accommodate unforeseen circumstances.

5. Construction of Other Parking Improvements. In addition to the Arts Center Parking 
Improvements, the City shall use commercially reasonable efforts to ensure construction of other parking stalls and 
associated improvements in the Arts District to be located within reasonable walking distance, and no greater than 
1/8 of a mile, from the Arts Center, which stalls shall be available for use by the WAC Permitees on a non-
exclusiveshared basis (“Other Parking Improvements”). The City shall use commercially reasonable efforts to 
ensure the Other Parking Improvements are constructed in substantial conformance with the PID Governing 
Documents and in a good and workmanlike manner using first class materials. Should the Other Parking 
Improvements not be constructed as preferred above, this Lease shall not terminate unless funding, construction, or 
operation of the Arts Center is made impracticable thereby, in the reasonable judgment of WAC. If WAC does not 
terminate, the Parties shall negotiate in good faith changes, if any, to this Lease to accommodate unforeseen 
circumstances. 

6. Maintenance of Improvements. Subject to their completion and dedication to the City, the City 
shall have sole responsibility for operation, maintenance, repairing, improvement, and replacement of the Arts 
Center Parking Improvements and Other Parking Improvements, including, without limitation, maintenance, 
improvement or repair of the driveway surface, striping, signage, landscaping, lighting, and snow and ice removal. 
The City shall maintain said improvements at its expense in a safe, neat, and orderly condition, in good repair, free 
of noxious weeds, trash, rubbish, and other unsightly materials, neatly landscaped and trimmed, and the City shall 
undertake periodic inspections to ensure that the improvements are maintained in a safe, neat, and orderly manner 
and that the terms and conditions of this Agreement and the Easements are met.

7. Grant of Nonexclusive Use and Access Easements. The City, as Grantor, hereby conveys, 
declares, and establishes during the Term of the Lease (and any extension or renewal thereof) for the benefit of the 
WAC and the WAC Permittees, as Grantee, the following non-exclusive, non-revocable easements in gross 
(collectively, the “Easements”):

(a) To use the parking stalls, parking lots, driveways, roads, sidewalks, and similar 
improvements within the Arts District for purposes of parking and as a right of way for reasonable access, ingress, 
and egress to, from, upon, over, and across the Arts District. 

(b) The further right of access, ingress, and egress to and from the Arts District over and across 
reasonable routes (driveways, roads, sidewalks) approved by the City on other parcels owned or controlled by the 
City in proximity to the Arts District on in order that Grantee might exercise the rights granted by this indenture.

8. Easement In Gross. The Easements granted herein is a commercial easement “in gross.” Grantee 
shall not have the right to lease or otherwise permit the use of the Easements by any person or entity other than to 
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the WAC Permitees, nor shall Grantee assign any of the rights, privileges, duties, or obligations of Grantee 
hereunder except as provided for herein, without the prior written consent of Grantor.

9. Term. The Easements, covenants, conditions, and restrictions contained in this Agreement shall be 
effective commencing recording of this Agreement and shall terminate concurrent with the termination or expiration 
of the Lease so long as used for the above-described purposes, unless this Agreement is modified, amended, 
cancelled, or terminated by an instrument in writing signed by Grantor and Grantee. The Easements shall terminate 
concurrent with the termination or expiration of the Lease. 

10. Recording. Subject to the terms of Paragraph 2 above, the Parties shall cause this indenture to be 
recorded in the Office of the Wasatch County Recorder, state of Utah as soon as reasonably practicable after the 
Burdened Properties are conveyed and dedicated to the City.

11. Declaration. Grantor and Grantee hereby declare that the Easements shall inure to the benefit of 
Grantee and their legal representatives. Grantor hereby declares that the Burdened Properties shall be owned, sold, 
conveyed, encumbered, leased, used, occupied, and developed subject to the Easements and the terms and 
conditions set forth herein, which shall run with the land and shall be binding on all parties having or acquiring 
legal title or an equitable interest in the Burdened Properties or any portion thereof.

12. Due Regard. Grantee shall use the rights granted above with due regard to the rights of others and 
their use thereof and shall not use the Easements in any way that would impair the rights of Grantor or others to the 
use of the same.

13. No Interference. Grantor covenants and agrees to not at any time undertake any act, directly or 
indirectly or through a third party, to obstruct, make more difficult, or otherwise interfere with the reasonable use 
or intended use of the Easements described herein, including without limitation, ingress and egress.

14. No Merger. This Agreement and the Easements and rights declared and established herein are 
intended to remain separate from Grantor’s fee simple interest in the Burdened Properties and shall not merge 
therewith.

15. Reserved Rights. Notwithstanding any of the foregoing covenants to the contrary, Grantor 
specifically reserves for itself, its officers, employees, tenants, invitees, licensees, successors, assigns, and any other 
person or party claiming under it the following reserved rights:

(a) The right to enter, pass, and repass the Burdened Properties at any time, including the 
superior right to use any prior easement affecting the property described herein.

(b) All rights as owner of the Burdened Properties, including the right to use the Burdened 
Properties for all purposes not inconsistent with this Easement and Agreement.

(c) The right, in a reasonable manner and at reasonable times, to enforce by proceedings at law 
or in equity the terms and conditions of this indenture.

(d) Unless expressly stated herein, the Easements granted herein are non-exclusive, and 
Grantor specifically reserves the right to grant additional easements in, over, under, and across the Easements for 
any purpose as Grantor deems necessary, in Grantor’s sole discretion not inconsistent with this grant.

(e) Nothing herein shall be deemed to affect any mortgage, lien, or other interest in the lands 
described herein.
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16. Indemnification. The City is a governmental entity under the Utah Governmental Immunity Act, 
Utah Code §§ 63G-7-101, et seq., as amended (the “Immunity Act”). Consistent with the terms of the Immunity 
Act, and as provided herein, it is mutually agreed that each Party is responsible and liable for its own wrongful or 
negligent acts or omissions that are committed by it or by its agents, officials, or employees. Neither Party waives 
any claims or defenses otherwise available under the Act.

17. Force Majeure. In the event that either Party shall be delayed, hindered in, or prevented from the 
performance of any act required hereunder by reason of riots, insurrection, war, acts of God, or the act, failure to 
act, or default of the other Party, then performance of such act shall be excused for the period of the delay and the 
period for the performance of any such act shall be extended for a period equivalent to the period of such delay..

18. Notices. Any notice required or permitted to be given hereunder shall be in writing and may be 
given by: (1) hand delivery and shall be deemed given on the date of delivery; (2) registered or certified mail and 
shall be deemed given the third day following the date of mailing; or (3) overnight delivery by a nationally 
recognized courier service and shall be deemed given the following day. All notices shall be addressed as follows:

GRANTEE:

Wasatch County Arts Council, Inc., d/b/a Wasatch Arts Council
Attn: Phillip Jordan
475 N Main St. 
Heber City, UT 84032

With a copy to (which shall not constitute notice):

Joshua D. Jewkes, Esq.
Gordon Law Group, P.C.
322 East Gateway Drive, Suite 201
Heber City, UT 84032

GRANTOR:

Heber City Corporation
Attn: City Manager
75 North Main Street
Heber City, UT 84032

Either party may change its address by notice given in accordance with this Paragraph.

19. Miscellaneous Provisions.

(a) This Agreement shall be governed by and construed in accordance with the laws of the 
state of Utah. The City and WAC agree to submit any dispute arising hereunder to the exclusive jurisdiction of the 
Fourth Judicial District Court, Wasatch County, Utah. If any dispute arises between the Parties concerning 
enforcement or interpretation of this Agreement or to seek damages for breach thereof or arising out of or relating 
to the Building or Property, the prevailing party shall be entitled to reasonable attorney’s fees and costs, through 
appeal. THE CITY AND WAC EACH AGREE TO, AND THEY HEREBY DO WAIVE, TRIAL BY JURY IN 
ANY ACTION, PROCEEDING OR COUNTERCLAIM BROUGHT BY EITHER OF THE PARTIES HERETO 
AGAINST THE OTHER ON ANY MATTERS WHATSOEVER ARISING OUT OF OR IN ANY WAY 
CONNECTED WITH THIS AGREEMENT, THE EASEMENTS, THE IMPROVEMENTS, THE BURDENED 
PROPERTIES AND/OR ANY CLAIM OF INJURY OR DAMAGE, AND ANY STATUTORY REMEDY.
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(b) This Agreement and any Exhibits attached hereto and incorporated herein contain all the 
agreements of the parties hereto with respect to any matter covered or mentioned in this Agreement, and no prior 
agreement, representation, or understanding, oral or written pertaining to any such matter shall be effective for any 
purpose. No provision of this Agreement may be amended or added to except by an agreement in writing signed by 
an authorized representative of each of the Parties or their respective successors in interest.

(c) No waiver by a party of any provision of this Agreement shall be deemed to be a waiver 
of any other provision hereof or of any subsequent breach by a party of the same or any other provision. 

(d) This Agreement shall be binding upon, and inure to the benefit of the Parties, their heirs, 
successors, assigns, executors, and administrators.

(e) Each individual executing this Agreement on behalf of an entity represents and warrants 
that (1) he/she is duly authorized to execute and deliver this Agreement on behalf of said entity in accordance with 
its bylaws or operating agreements; (2) this Agreement is binding upon said corporation or entity; and (3) a 
resolution to that effect in a form reasonably acceptable to the other Party shall be provided immediately upon 
request.

(f) Both Parties agree they have been advised to obtain, and given the opportunity to obtain, 
the advice of their own independent legal counsel with respect to this Agreement, any related agreements, and the 
transactions contemplated hereunder. This Agreement shall not be construed in favor of either Party. 

(g) It is not the intention of either Party to create hereby an interlocal entity or a relationship 
of master-servant, principal-agent, partner, joint venture, or member of a joint enterprise, it being the sole purpose 
and intent of the Parties hereto to create only a relationship of Grantor and Grantee.

(h) This Agreement may be signed in any number of counterparts with the same effect as if 
the signatures upon any counterpart were upon the same instrument. All signed counterparts shall be deemed to be 
one original. Electronic signatures shall be deemed originals. 

20. Approval by City Council. The Parties agree that this Agreement is subject to the express approval 
of the City Council. Should the City Council not approve, this Agreement shall become null and void without further 
action by the Parties.

//

//

[remainder of page intentionally left blank
Signatures and acknowledgements on following page]
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IN WITNESS WHEREOF, the parties have duly executed this Parking Agreement effective as of the 
Effective Date first above written.

GRANTOR:

HEBER CITY CORPORATION,
a political subdivision of the state of Utah

By: ___________________________________
Name:
Title: 

Acknowledgement:

STATE OF UTAH )
:ss

COUNTY OF WASATCH )

On ___________ ___, 20__, personally appeared before me, ___________, who duly acknowledged to me 
that he/she had executed this Parking Agreement in his/her capacity as _______ of Heber City Corporation.

________________________________________
NOTARY

SEAL:

[signature page to the Parking Agreement – 1 of 2]
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GRANTEE:

WASATCH COUNTY ARTS COUNCIL, INC., 
DBA WASATCH ARTS COUNCIL
a Utah non-profit corporation

By: ___________________________________
Name:
Title: 

Acknowledgement:

STATE OF UTAH )
:ss

COUNTY OF WASATCH )

On ___________ ___, 20__, personally appeared before me, ___________, who duly acknowledged to me 
that he/she had executed this Parking Agreement in his/her capacity as _______ of Heber City Corporation.

________________________________________
NOTARY

SEAL:

[signature page to the Parking Agreement – 2 of 2]
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EXHIBIT 1

Map and Description of the Burden Properties

Attached.
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TERM SHEET 
Between Wasatch County Arts Council and Heber City Corporation

Regarding the Ground Lease of Real Property in PID No. 2 
for Community Arts Center

August 2022

Scope
 
Wasatch County Arts Council, Inc., DBA Wasatch Arts Council, a Utah non-profit corporation and IRC 
501(c)(3) charitable organization, or its designee(s) (“WAC”) and Heber City Corporation, a political 
subdivision of the state of Utah, or its designee(s) (the “City”) enter into this term sheet (the “Term Sheet”) 
setting forth the terms of an agreement for the ground leasing and improvement of certain real property on 
which a community arts center structure and related improvements (the “Arts Center”) is to be constructed 
within Jordanelle Ridge Public Infrastructure District No. 2 (“PID 2”) approved by the City (collectively, 
the “Lease”). The parties hereto acknowledge and agree that they have reached agreement on the essential 
terms of an anticipated Lease subject to approval by the City Council. The parties shall agree to the terms 
of a written ground lease, parking agreement, and/or other related documentation customary for transactions 
of this type (collectively, the “Lease Documents”) that contain (among other things) customary 
representations, warranties, and indemnities. The parties will use reasonable efforts to negotiate and execute 
the Lease Documents promptly following the date of this Term Sheet. 

Essential Terms

PID Background: On March 1, 2022, at regularly scheduled meeting of the City Council, the 
City approved pursuant to the Public Infrastructure District Act, Utah 
Code §§ 17D-4-101 et seq. the creation of, and governing documents for, 
“Jordanelle Ridge Public Infrastructure Districts Nos. 1-5” (“PIDs”) as 
independent units of local government for the purpose of providing for the 
planning and construction of various public improvements. In connection 
with the approval, the Council has caused the City to execute certain 
documents governing the PIDs including the “Governing Document for 
Jordanelle Ridge Public Infrastructure Districts Nos. 1-5” and the 
“Cooperation Agreement” attached thereto (collectively, “PID 
Governing Documents”). The land on which the PIDs will exist is 
currently owned by Jordanelle Ridge Development (“JRD”) and, pursuant 
to the PID governing documents, JRD is required to improve the land and 
convey it to the City. 

Property Identification: Approximately 4.4 acres of real property located in the southwest area of 
PID 2 (the “Property”). A map showing the approximate location of the 
Property is attached hereto as Exhibit A and incorporated herein by 
reference. The land within PID #2 is not yet subdivided, so the Property 
has not been assigned a parcel or tax identification number. PID 2 is 
referred to herein as the “Arts District”.

Purpose: The Arts Center to be designed, constructed, and operated exclusively by 
WAC within the Arts District as a public assembly for arts and culture to 
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serve the citizens of the City and surrounding areas. WAC is in the process 
of raising funds to construct the Arts Center, which has not yet been 
designed and engineered. 

Parties: The City as lessor, and WAC as lessee.

Lease Term: For a period of fifty (50) years beginning on the date of possession of the 
Property. Provided WAC is not in default, WAC may renew the lease at 
its sole option for one (1) additional twenty-five (25) year term upon the 
same terms and conditions. The parties may agree upon additional 
renewals. At the end of the Term and any renewals, WAC will at once 
surrender and deliver up the Property, together with all improvements 
thereon, to the City should certain conditions be met. The City agrees to 
cooperate in good faith with WAC in the event the foregoing terms need 
to be adjusted to accommodate reasonable restrictions imposed or 
demanded by donors to the Arts Center. 

Rent: During the Lease Term and all renewals, WAC shall pay the City total rent 
of $1.00. No escalation or other adjustments through the Term and any 
renewals. 

Contribution: The City shall obtain a commercial real estate appraisal of the value for 
the term of the Lease and any agreed renewals, and the City shall receive 
the lease value, as agreed upon by the parties, as compensation from WAC 
on its books and records but also simultaneously recognize and reflect the 
same amount as a contribution to WAC with associated tax benefits, if 
any, commensurate with such recognition of other donors to the Arts 
Center. The parties will mutually decide when the contribution will be 
deemed to have been made. Neither party makes any representation or 
warranty as to the tax consequences of this transaction. WAC shall 
reimburse the City for half the reasonable cost of the appraisal.

Infrastructure: Subject to the PID Governing Documents and the City’s review and 
approval, the City shall be responsible only to construct and/or maintain 
those items, improvements, and infrastructure expressly delegated to the 
City in the PID Governing Documents as it relates to PID 2. As listed in 
the PID Governing Documents, these include: Park Landscaping, Parking 
Lot, 60’ Road- 2000’, Major collector- 2030’, Amphitheater, Timpanogos 
Trail improvements, Retaining, Grading, Power, all common-use 
infrastructure, such as roads, driveways, parking stalls, sidewalks, water, 
sewer, landscaping, electric power, and other reasonably necessary 
common use improvements adjacent to and around the exterior of the 
Building (collectively, the “Arts District Improvements”). 

Possession: Upon condition and in the event that JRD transfers the Property to the 
City, the City shall then deliver possession of the Property to WAC no 
later than  then 60 days following transfer of Property from Jordanelle 
Ridge to City. Possession need not include the completed Arts District 
Improvements. However, it shall include surveyed property boundaries, 

Page 44 of 401



Binding Term Sheet – Wasatch County Arts Council and Heber City Page 3 of 7

access roads, and power and water connections for construction purposes, 
and land ready for construction and free from debris. The Arts District 
Improvements must be completed no later than when the Arts Center 
opens for business. 

Construction: WAC is responsible for the design and construction of the Arts Center and 
any improvements within the envelope of the structure (“the Building”) 
subject to City code approval. City agrees that the Property shall be zoned 
to allow construction and operation of the Arts Center. As part of said 
approval, the City shall review all design packages, plans, and 
specifications to require that they comply with City land use regulations. 
WAC shall begin construction of the Arts Center on the Property no later 
than January 1, 2029 (the “Construction Start Date”) and shall complete 
construction no later than thirty-six (36) months from the date construction 
begins, subject to force majeure. If WAC fails to do so absent written 
consent by the City, the Property shall revert to the City at no cost to WAC, 
and this Term Sheet and the Lease Documents shall be null and void. The 
City shall use its best efforts to cooperate with WAC in expediting and 
granting all permits necessary for construction of they comply with City 
land use regulations. WAC shall be required to obtain standard payment 
and performance bonds to guarantee completion, and bonds shall be 
provided for each contractor before beginning work. WAC shall report to 
the City Council quarterly as to the status of the construction and shall 
make copies of construction management reports available to the City for 
review until completion. 

Parking Agreement: The parties shall enter into a separate parking agreement with easements 
during the Term of the Lease running with the land for the benefit of WAC. 
The parties acknowledge that adequate parking and access to parking for 
the Arts Center and surrounding facilities within the Arts District are 
essential and conditional to success of the Arts Center. Specific items may 
include but are subject to negotiation by the parties: (1) no less than 400 
parking stalls for exclusive use of the Arts Center; (2) an adequate number 
of electric vehicle charging stations; (3) bus drop-off areas for up to 4 
buses at a time; and (4) 20 stalls for back-of-house parking. The parties 
may agree to cross easements for use of parking stalls. However, there 
shall be additional and separate parking for Arts District use.

Maintenance Obligations: The City shall repair and maintain at its sole cost and expense the Arts 
District Improvements beginning at the exterior envelope of the Arts 
Center. WAC shall repair and maintain at its sole cost and expense the 
Arts Center, including its interior and exterior envelope. Repairs and 
maintenance shall be conducted in a timely manner so that the 
improvements remain in good condition and repair throughout the Term 
and at a level of quality that is consistent with comparable improvements 
in the area and in full compliance with all zoning, health, and safety 
regulations in force. WAC shall be permitted to make improvements to the 
Arts Center at its discretion.

Page 45 of 401



Binding Term Sheet – Wasatch County Arts Council and Heber City Page 4 of 7

Amphitheater: JRD is responsible for construction of a proposed amphitheater within the 
Arts District, which the parties agree is an essential and conditional 
component of the Arts District. The amphitheater shall be constructed 
adjacent to the Arts Center for ease and efficiencies of operations. Within 
60 days following execution of the Lease, WAC shall submit a written 
proposal to the City for operations and event programming / booking of 
the amphitheater in a role as a service contractor. WAC has agreed to 
provide consulting services to JRD for reasonable compensation as the 
amphitheater’s operator advising in the design and construction of the 
amphitheater to ensure that maximum efficiencies and harmony with the 
Arts Center are achieved.

Use and Access: WAC shall be granted a continuous use license 
for the premises in accordance and subject to the following conditions and 
terms: (1) WAC’s exclusive control and responsibility of and for the 
Building, and (2) WAC’s right to negotiate and execute any and all 
performance and service agreements with third parties including, but not 
limited to, concerts, events, cleaning, and maintenance. 

Subject to the foregoing conditions, WAC shall be permitted to maintain 
sole control over and management of operations and scheduling the Arts 
Center. The Arts Center shall be available to the City for public use twenty 
(20) days per calendar year, per each public assembly space. The City shall 
pay no rent for public use. The City shall pay actual costs for its use, 
including labor, cleaning, equipment rental, security, and administrative 
services. The parties will mutually agree upon an annual scheduling policy 
and procedure for the Arts Center. 

Encumbrances: WAC shall not do any act that in any way encumbers the title of the City 
in and to the Property. Any claim to, or lien upon, the Property arising 
from any act or omission of WAC shall accrue only against the leasehold 
estate of WAC and shall be subject and subordinate to the paramount title 
and rights of the City in and to the Property. The City agrees that it will 
not cause or agree to any change in the zoning classification of the 
Property that results in the use of the Arts Center being a non-conforming 
use.

Transfer of Control: Either party may transfer management of maintenance and operational 
control to a third party at any time with written consent of the other party, 
which shall not be unreasonably withheld or delayed.

Insurance and Bonding: The parties shall each maintain adequate liability, casualty, and other 
insurance in amounts to be mutually agreed upon. The policies shall name 
one another as additional insureds. Evidence of insurance to be provided. 
The Parties shall cooperate in obtaining bonding to insure financing and 
completion of the Arts Center. WAC shall be responsible to secure and 
maintain damage, fire, and other casualty insurance coverage, and all 
required alcohol beverage service and advertising permits and licenses. 
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Indemnification: Mutual provisions indemnifying and holding harmless from damages or 
losses caused by the acts or omissions of the other party. 

Quiet Enjoyment: So long as WAC is not in default, the City covenants that WAC’s quiet 
and peaceable enjoyment of the Property shall not be disturbed or 
interfered with by the City or by any person claiming by, through or under 
the City, including other users of the Arts District, which is essential to 
public assemblies, arts functions, and performances at the Arts Center.

Continuous Use: Subject to securing and maintaining all state, local, and City required 
permits and licenses for the intended uses of the property, including but 
not limited to alcohol and beverage licensing, and subject to force majeure 
events, WAC shall continually use the Property as a community arts center 
unless agreed upon in writing by the parties. No abandonment or forfeiture 
unless WAC fails to use the Property as a community arts center for at 
least 120 consecutive days. 

Default: Specific default provisions shall be included consistent with similar 
ground leases, including beach of lease, abandonment, bankruptcy, 
assignment for the benefit of creditors. Reasonable notice and cure periods 
to be agreed upon by the parties. Remedies upon default shall the reversion 
of the premises to the City but only in limited and extreme circumstances 
to be clarified in the Lease Documents.     

Cancellation: The City may, at its option, void the Lease by written notice to WAC if 
WAC fails to raise sufficient funds to construct the building by the 
Construction Start Date.

CC&Rs: The parties may mutually agree in writing to covenants, conditions, and 
restrictions to bind the Property and all other parcels within the Arts 
District. Any such CC&Rs shall be properly recorded prior to construction 
and support the mutually agreed purposes of this Term Sheet and the 
Lease. As tenant, WAC will not be liable to pay any HOA dues or 
assessments. The City shall propose or change the use of or allow tenants 
in the Arts District that may materially interfere with the purpose or 
operations of the Arts Center without first receiving written consent from 
WAC, which consent will not be unreasonably withheld.

Miscellaneous: The Lease Documents shall contain standard miscellaneous provisions 
relating to dispute resolution, governing law, damage and destruction, 
eminent domain, modification, force majeure, waivers, notices, surrender, 
and related issues commonly found in Lease Documents.

Assignment: WAC or its successor may not transfer, or sale its license or tenancy in the 
Property without the written consent of the City, nor change its use of the 
Property without prior written approval of the City. WAC shall be free to 
sublease all or a portion of its interest in the Property and to bring on 
additional partners in the project.  
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Confidentiality: The City is a governmental entity subject to the Utah Government Records 
Access and Management Act, Utah Code §§ 63G-2-101 et seq. As a result, 
the City may be required to disclose certain information and materials to 
the public, upon request. Until approved in a public meeting this Term 
Sheet shall be treated as confidential by the parties and not disclosed 
except for employees and agents who have a need to know in connection 
with their work relating to the Transaction.  

Enforcement: The long-term lease and any associated transaction(s) shall be governed 
by Utah law. Any dispute or controversy arising under or related to this 
Term Sheet shall be adjudicated by the courts of the Fourth Judicial 
District Court, Wasatch County, Utah, to whose exclusive jurisdiction 
each party consents. The prevailing party should be entitled to recover all 
reasonable attorney’s fees, costs, and expenses.  

Expiration:                        This Term Sheet shall automatically expire if not executed by all parties 
on or before ___ _____ 2022, 11:59 p.m. MT.

Approval: This Term Sheet is expressly conditioned on the approval of the City 
Council.

Recognition: WAC shall provide recognition to the City within the Building in a form 
commensurate with like donor contributions and proportional to the 

value of the City’s contribution and as reasonably agreed upon by the 
parties. Further, the parties agree that the City will be recognized at the 

public entrances in a reasonable manner.Signatures

IN WITNESS WHEREOF and intending to be legally bound by essential terms herein, the undersigned 
have caused this Term Sheet to be duly executed effective as of the date last set forth below:

WASATCH COUNTY ARTS COUNCIL, a 
Utah non-profit corporation

____________________________________
By: 
Its: 
Date:

HEBER CITY CORPORATION, a political 
subdivision of the state of Utah

____________________________________
By: 
Its: 
Date:

APPROVAL OF CITY COUNCIL:

Date:

Page 48 of 401



Binding Term Sheet – Wasatch County Arts Council and Heber City Page 7 of 7

Acknowledgement:
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Ground Lease & Parking Agreement
HEBER CITY COUNCIL

12/5/23
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The Proposal & Request
 Proposal:

 Heber City (City) and the Wasatch County Arts Council (WAC) have negotiated a Ground Lease 
and Parking Agreement for 4.4 acres of real property located in the Jordanelle Ridge Arts 
District/PID No. 2.  WAC intends to raise funds to construct an Arts Center Building supported by 
Arts District Improvements (roadways, parking, sidewalks, etc.). 

 Request:

 Approve the negotiated Ground Lease and Parking Agreement 
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Overview
◦ Wasatch County Arts Council (WAC) 
◦ Jordanelle Ridge Public Improvement District (PID) No. 2
◦ Enhanced Improvements in PID No. 2
◦ Ground Lease and Parking Agreement 
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Wasatch County Arts Council (WAC)
 Wasatch County Arts Council, Inc., DBA Wasatch Arts Council

 Utah non-profit corporation and IRC 501 (c) (3) charitable organization

 Officially organized in 2014

 Counterparty to Ground Lease and Parking Agreemen

 The Wasatch County Arts Council exists to support and coordinate the efforts of all art 
organizations committed to Wasatch County as a premier destination for visual and performing 
arts

 Hope to raise $60,000,000 +/- for a Community Arts Center to be located in Village 2/PID No. 2 
of the Jordanelle Ridge Development

 Seek agreement with Heber City for lease of 4.4 acres to build Community Arts Center and 
manage the adjacent outdoor Amphitheater
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Jordanelle Ridge Public Infrastructure 
District  

 In March 2022 the Heber City Council Approved the Jordanelle Ridge Public Infrastructure 
District (PID)

1) The area of the initial District’s boundaries includes approx. 3,051 developable acres, which 
encompasses Villages 1, 2, 3, 4, and 5 of the Jordanelle Ridge Master Plan Development.
2) Five separate PIDs will be established as part of the Development and within the initial District 
boundaries. PIDs 1 and 2 have been established.
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Jordanelle Ridge Public Infrastructure 
District  

 In March 2022 the Heber City Council Approved the Jordanelle Ridge Public Infrastructure 
District (PID)

1) The area of the initial Districts boundaries includes approx. 3,051 developable acres, which 
encompasses Villages 1, 2, 3, 4, and 5 of the Jordanelle Ridge Master Plan Development.
2) Five separate PIDs will be established as part of the Development and within the initial District 
boundaries.
3) Governing Document and Cooperative Agreements between Heber City and the Jordanelle Ridge Public 
Infrastructure Districts No.1 and 2 and Jordanelle Ridge, LLC have been adopted which includes 
“enhanced improvement obligations.”

Page 65 of 401



Enhanced Improvements for PID No. 2
 Art District (40 Acres)

◦ Performing Art Center Park
◦ Completed Outdoor Amphitheater
◦ Donated site for Art Center Building (4.4 acres)
◦ Public Parking and Backbone Infrastructure
◦ Major Roads to unlock Campus
◦ Adjacent Landscaping/Enhanced Park

◦ Total Enhanced Improvement Costs: $15.6M
◦ Land deeded to City not included in taxing area

Page 66 of 401



Art District Site Plan
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Term Sheet
 In August ’22, the Heber City Council adopted a Term Sheet

◦ Representatives from Heber City and WAC negotiated the Term Sheet which served as the basis for 
negotiating final terms included in the proposed Ground Lease and Parking Agreement.
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Essential Terms
 1. 4.4 acres will be leased to WAC for development of a Community Arts Center Building.  The 
leased area is located within the Jordanelle Ridge Development “Arts District” as part of PID No. 
2.

 2. The proposed lease term is 50 years with the option for one additional 25-year renewal term 
and may agree upon additional renewals.  Term will begin within 60 days following transfer of 
property to City from Jordanelle Ridge Development

 3. Rent is agreed at $1.00 with no escalation or other adjustments through the Term and  
Renewal.   City’s Contribution to WAC determined by a commercial appraisal of fair market value 
of the lease value.  Additionally, City can use, rent-free, the Arts Center’s individual public 
assembly facilities up to twenty (20) days per calendar year for the length of the Term.
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Essential Terms Cont.
 4. Jordanelle Development LLC will provide for improvements necessary for the Arts Center 
Building, including: park landscaping, parking lot, roads, amphitheater, retaining, grading, power, 
driveways, sidewalks, water, and sewer. The City will be responsible for long term maintenance 
and repair of the improvements.

 5. WAC solely responsible for the design and construction of Arts Center Building.  WAC shall 
commence construction of the Community Arts Building no later than January 1, 2029 and shall 
complete construction within 36 months; otherwise property shall revert back to the City.  City 
will have opportunity to review project elevations prior to commencement.

 6. The Arts District Amphitheater will be constructed adjacent to the Arts Center Building.  WAC 
will provide a proposal to Heber City for paid services to support designing, operating & 
programming the Amphitheater.
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Essential Terms Cont.
 7. Adoption of the Lease Agreement and Parking Agreement includes, as an attachment, a 
Parking and Easement Agreement that is incorporated “herein” by reference.  Terms of the 
Parking and Easement Agreement include the following:

◦ No less than 400 parking stalls.
◦ An adequate number of electric vehicle charging stations.
◦ Bus drop off area—for 4 buses.
◦ 20 stalls for back-of-house parking; and
◦ “Associated Improvements” (i.e. parking lots, curb cuts, access drives, sidewalks, etc.)

 An easement is granted to WAC as a guarantee for use of parking, right of ways, and through 
areas.
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Essential Terms Cont.
 8. JRD responsible for constructing Art District’s Improvements per PID Governing Documents.  If 
for any reason JRD cannot construct the Improvements, the Lease shall not terminate unless 
funding, construction, or operation of the Arts Center is made impracticable.  If WAC does not 
terminate, the Parties shall negotiate in good faith changes, if any, to the Lease.

 9. Default and Remedies: Default shall exist if any of the following occur: bankruptcy; failure to 
observe, keep, perform or cure provisions of the Lease.  City may exercise any remedy available 
in law or in equity. 
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Next Steps
 -Council approves Ground Lease and Parking Agreement

 -Jordanelle Ridge LLC transfers property to Heber City

 -Heber City transfers property to WAC

 -Jordanelle Ridge LLC constructs Art District Improvements

 -WAC achieves fund raising goals

 -Construction of Community Arts Center Building

 -Ribbon cutting 
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Discussion
& Next Steps
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Fiscal Year 23-24 Budget - Evaluating Funding and Police 

Department Staffing 
RESPONSIBLE: Jeremy Nelson, Sara Nagel 
DEPARTMENT: Finance 
STRATEGIC RELEVANCE: To improve public safety for the citizens of Heber City. 

 
SUMMARY 

During the 2023-24 budget process, the police department requested additional police officers. The 
request was to supplement the department with rising calls for service, a growing population, and the 
increase of visitors and traffic in Heber CIty. 
 
The Heber City Council agreed to add an additional full-time police officer at the beginning of the 
2023-24 fiscal budget. The Heber City Council also agreed to reexamine an additional position during 
the middle of the fiscal year. If granted, this position would begin in January 2024. 
 
RECOMMENDATION 

The recommendation is to add one full-time regular police officer. 

 
BACKGROUND 

The Heber City Council agreed to add an additional full-time police officer at the beginning of the 2023-24 fiscal 
budget. The Heber City Council also agreed to reexamine an additional position during the middle of the fiscal year. 
If granted, this position would begin in January 2024. Originally, the police department asked for three (3) 
police officers. One police officer position was found to already be in the current budget, the second 
was approved for the start of the fiscal year. The third position was put on hold, and recommended to 
be re-evaluated halfway through the fiscal year. 
 
Large annexations, the addition of the LDS temple, and population growth have increased the need 
for additional police officers. Challenges with Code Enforcement, Traffic Enforcement, Investigations 
and Major Crimes have also increased the need for additional police officers. The Police department 
has had increased calls, and have spent more time handling traffic complaints, auto accidents, and 
other calls for service. 
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DISCUSSION 

Will the city council approve the addition of one full-time police officer during the current budget 
cycle? 
 
FISCAL IMPACT 

One entry-level police officer at starting wage for six (6) months = $33,000 
Equipment Setup (firearms, body armour, computers, printers, uniforms, etc.) = $10,000 
New Vehicle Lease, including upfit and setup: $12,000 
 
Total: $55,000 
 
Current Fiscal Conditions 
The General Fund relies on two primary revenue sources to fund operations: Property Tax and Sales 
Tax. Property Tax, a relatively predictable revenue, is budgeted to be $3,114,455 and covers 
approximately 19.5% of General Fund operating expenses. The City expects to receive Property 
Taxes in December. Sales Tax, a relatively volatile revenue, is budgeted to be $6,973,551 (<1% 
more than prior year) and covers approximately 44.5% of General Fund operating expenses. As 
Property Tax is relatively stable and fully allocated, Staff recommends reviewing actual Sales Tax 
revenue when considering budget amendments to determine if actual revenue received is higher than 
budgeted. 
The City receives Sales Taxes two months in arrears (July taxes are received in September, August 
in October, etc.). For fiscal year 2024, Sales Tax is 99% of prior year. For calendar year 2023, Sales 
Tax is 101.27% of prior year. 
Historically, Sales Tax has grown by nearly 10+ percent every year for the last 10+ years. We are 
seeing a noticeable softening of Sales Tax in the current fiscal year. 
 
To date, Police Department expenditures are within budgeted expectations. 
 
CONCLUSION 

The addition of a full-time entry-level police officer would be a small addition to the current fiscal 
budget. 
 
ALTERNATIVES 

1. Approve as proposed 
2. Approve as amended 
3. Continue 
4. Deny 

 
POTENTIAL MOTIONS 
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Alternative 1 - Approval - Staff Recommended Option  

I move to approve the item as presented, with the findings and conditions as presented in the 
conclusion above. 
 
Alternative 2 - Approve as Amended 

I move to approve the item as amended, as follows. 
 
Alternative 3 - Continue 
I move to continue the item to another meeting on , with direction to the applicant and/or Staff on 
information and / or changes needed to render a decision, as follows:  
Alternative 4 - Denial 
I move to deny the item with the following findings. 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Finance 
Jeremy Nelson, Deputy Police Chief 
Sara Nagel, Finance Manager 

 
EXHIBITS 

None 
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Discussion Regarding TCSSD Sewage Wheeling Fees 
RESPONSIBLE: Russ Funk 
DEPARTMENT: Engineering 
STRATEGIC RELEVANCE: Infrastructure Sustainability 

 
SUMMARY 

The purpose of this item is to seek Council input regarding a request by Twin Creeks Special Service 
District (TCSSD) to lower the Renewal & Replacement fees calculated as part of a Sewage Wheeling 
Study completed as required by the 2022 Shared Sewer Agreement between Heber City, Charleston, 
and TCSSD.  
 
RECOMMENDATION 

Provide input and direction to staff regarding the request from TCSSD so the Wheeling Fee Study 
can be finalized. 

 
BACKGROUND 

In January of 2022, Heber City finalized a Shared Sewer agreement with TCSSD and Charleston. 
The agreement established the terms for wheeling sewage through Heber City's collection system to 
the Heber Valley Special Service District (HVSSD) treatment plant.  Included in the terms is a 
requirement for NVSSD and Charleston to pay a Wheeling Fee. Per the agreement, the Wheeling fee 
is to include the proportionate cost to provide this service including: 1) City Administration Costs, 2) 
HVSSD Treatment Costs, 3) City O&M Costs, and 4) Renewal & Replacement Costs for Existing and 
Future Facilities. 
 
Following approval of the agreement, Zions Public Finance was hired to complete a study to help 
determine these costs. A draft of this study was completed in February of 2023 and was forwarded to 
NVSSD for review and comment.  Among their comments was a request for Heber City to consider a 
lower fee relating to Renewal and Replacement Costs. (TCSSD comments are attached) 
 
DISCUSSION 
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To determine the Renewal and Replacement Costs, the study estimated the total cost to replace 
each of the shared sewer lines and estimated the remaining service life of each pipe based on the 
date of construction.  The cost to replace each pipe was divided by the remaining service life in years 
to determine a replacement cost per year.  The cost was then divided proportionately based on the 
capacity reserved for TCSSD vs the capacity needed for all users.  The resulting proportionate cost 
per year estimated for TCSSD in 2022 is $138,025.25.  This figure is anticipated to increase each 
year based on inflation, but could also decrease in the future when/if Red Ledges is served another 
way. 
 
The amount calculated assumes that TCSSD is fully funding their proportionate share of the Renewal 
and Replacement costs.  TCSSD doesn't believe this is equitable since it doesn't appear Heber City 
is fully funding our share of the Renewal and Replacement costs and suggested 2 alternative options 
that the City could consider. 

• Option 1 - Reduce the request to a lower percentage of the requested renewal and 
replacement amount.  The suggested amount would result in approximately 70% of the 
calculated amount, or for 2022 about $96,000 instead of $138,000. 

• Option 2 - Have TCSSD pay the same percentage of Renewal and Replacement that Heber 
City is paying.  Currently, Heber City is not putting money directly into a fund for future 
Renewal and Replacement, but is paying a substantial amount each year for replacement of 
old lines.  Determining this number would take a lot of work, and potentially another study to 
determine, and would need to be an average over a certain number of years.  

 
 
FISCAL IMPACT 

Lowering the amount of Renewal and Replacement fees requested from TCSSD would result in a 
direct loss of revenue to our sewer fund equivalent to the amount of the reduction. 
 
CONCLUSION 

 
 
ALTERNATIVES 

1. Continue to require that TCSSD fully fund their share of Renewal and Replacement Fees.  
2. Approve a reduction to the Renewal and Replacement fees requested from TCSSD. 
3. Continue 

 
POTENTIAL MOTIONS 

Discussion Item Only - Staff is seeking general direction from Council 

 
ACCOUNTABILITY  
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Department: 
Staff member: 

Engineering 
Russ Funk, City Engineer 

 
EXHIBITS 

1. Shared Sewer Agreement 
2. Draft Wheeling Fee Study 
3. TCSSD Comments 
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Heber City | DRAFT Wheeling Agreement Analysis 

Background 

Heber City (“City”) and Twin Creeks Special Service District (“TCSSD”) are in the process of negotiating a 
wheeling agreement whereby wastewater from TSCCD will flow through approximately 18,695 feet of 
Heber City collection pipes to the Heber Valley Special Service District (“HVSSD”) treatment plant.   
 
TABLE 1:  TRANSMISSION PIPES USED BY TCSSD 

Description Size (in) Length (ft) 

600 S (Mill Rd to 600 W) 18 7,763 

600 W to 800 W 24 2,872 

800 W 36 652 

800 W to 825 W 30 218 

825 W to 1200 W 30 1,585 

Midway Lane (existing) 36 5605 

 
The purpose of this analysis is to evaluate the added costs to Heber City from transporting the waste from 
TCSSD to HVSSD.  Our approach looks at three main components of costs to Heber City: 
 

• Operating and maintenance costs  

• Renewal & replacement costs 

• Treatment costs 
 
This report is organized to discuss how each of these cost components were calculated. 
 

Operating and Maintenance Costs 

Operating and maintenance costs are based on the budget established for the Sewer Utility Fund in its 
2020 utility rate study.  Budget projections are shown in detail in Appendix A.  The share of cost allocable 
to TCSSD is calculated using the following steps: 
 

• Determining the percentage of all Heber City sewer pipes (by length) that are currently used by 
TCSSD (4.06%); 

• For the pipes used by TCSSD, calculating the average percentage of pipe capacity currently used 
by TCSSD (32.5%); 

• Calculating the product of the above percentages to determine the percentage of the overall 
O&M costs that TCSSD is responsible for (1.32%). 

 
TABLE 2:  PERCENT OF FLOW FROM TCSSD 

Location Size (in) Length (ft) % Full w/o TC 
Current Flow 

w/o TC                     
(gpm Peak) 

Current Flow 
with TCSSD             
(gpm Peak) 

% of Current 
Flow Used by 

Heber City 

% of Current 
Flow Used by 

TCSSD 

1200 S 18 1,003 31.6%      

1200 S 30 2,860 11.5%      

189/1300 S 24 2,743 14.8%      

Industrial/12
50S/Fields 

36 3,311 19.8%      
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Heber City | DRAFT Wheeling Agreement Analysis 

Location Size (in) Length (ft) % Full w/o TC 
Current Flow 

w/o TC                     
(gpm Peak) 

Current Flow 
with TCSSD             
(gpm Peak) 

% of Current 
Flow Used by 

Heber City 

% of Current 
Flow Used by 

TCSSD 

South Field 
Road 

36 5,091 18.8%      

600 S (Mill 
Rd to 600 W) 

18 7,763 20.7% 748.4 1,478.9 50.6% 49.4% 

600 W to 
800 W 

24 2,872 15.9% 1,354.5 2,085.0 65.0% 35.0% 

800 W 36 652 14.5% 1,354.5 2,085.0 65.0% 35.0% 

800 W to 
825 W 

30 218 12.8% 1,391.8 2,122.3 65.6% 34.4% 

825 W to 
1200 W 

30 1,585 14.3% 2,696.6 3,427.1 78.7% 21.3% 

          

Midway Lane 
(existing) 

36 5605 58.8% 6,248.8 6,979.3 89.5% 10.5% 

      

Average % of 
Pipe Capacity 
Used by 
TCSSD 

32.5% 

 
 
The subject pipes represent only 4.06 percent of all wastewater pipes in Heber City.1  Therefore, TCSSD is 
responsible for 32.5 percent of the flow in 4.06 percent of all pipes in Heber City, which calculates to 1.32 
percent of flow overall.2 
 
Total operating and maintenance expenses, as shown in the City’s utility rate study, are therefore 
multiplied by 1.32 percent per year to arrive at TCSSD’s fair share of these costs. 
 

Renewal and Replacement Costs 

Renewal and replacement costs are based on the percent of capacity reserved for TCSSD as compared to 
the capacity used by Heber City in the affected pipes.  Renewal and replacement costs vary between $450 
and $700 per foot. Multiplying the percentage of capacity required by TCSSD by the replacement cost for 
the sewer line results in TCSSD’s proportionate cost to replace the line.  These costs are then reduced 
according to the remaining useful life of the pipe as, understandably, newer pipes will not need to be 
replaced as soon as older pipes in more decaying condition.  The renewal and replacement cost is divided 
by the expected remaining service life to determine a cost per year for each pipe.  This results in total 
costs to TCSSD of $138,025.25 per year. This cost has been increased at an annual inflationary rate of 3 
percent per year in this analysis. Detailed calculations are shown in Appendix B. 
 
 
 
 

 
1 The subject pipes that transport flow from TCSSD include 18,695 feet of pipe; total wastewater pipe length in 
Heber is 460,461 feet. 
2 Calculated by multiplying 32.5 percent by 4.06 percent. 
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Heber City | DRAFT Wheeling Agreement Analysis 

Treatment Costs 

TCSSD should pay for its fair share of the City’s treatment costs which the City estimates at $955,974 per 
year.  The City estimates that TCSSD would be responsible for approximately 17 percent, or $162,478 per 
year.  This amount has been increased at an annual inflation rate of 3 percent in the model. 
 
TABLE 3:  PERCENT OF FLOW FROM TCSSD 

2022 
TCSSD and Red 

Ledges ERUs 
Total ERUs Invoice Amount % to TCSSD Cost to TCSSD 

January                  1,207               7,220.5  $27,881.55 16.7% $4,660.76 

February                  1,207               7,220.5  $26,118.75 16.7% $4,366.09 

March                  1,244               7,220.5  $28,407.79 17.2% $4,894.30 

April                  1,219               7,323.2  $23,981.63 16.6% $3,991.92 

May                  1,256               7,323.2  $26,961.62 17.2% $4,624.18 

June                  1,256               7,383.2  $27,181.84 17.0% $4,624.06 

July                  1,256               7,383.2  $129,952.53 17.0% $22,107.00 

August                  1,256               7,383.2  $131,589.23 17.0% $22,385.43 

September                  1,256               7,383.2  $129,886.88 17.0% $22,095.83 

October                  1,256               7,383.2  $134,085.88 17.0% $22,810.15 

November                  1,256               7,383.2  $132,766.38 17.0% $22,585.68 

December                  1,256               7,383.2  $137,160.38 17.0% $23,333.17 

TOTAL   $955,974.46  $162,478.55 

 

 

Summary of Costs 

 
Appendix C contains a complete summary of costs while the table below shows annual costs attributable 
to TCSSD for the next five years. 
 
TABLE 4:  SUMMARY OF PROPORTIONATE SHARE TO TCSSD 

Operational Expenses 2023 2024 2025 2026 2027 

Operations and Maintenance ($33,725) ($22,119) ($23,452) ($24,882) ($26,250) 

Renewal and Replacement Costs ($138,025) ($142,166) ($146,431) ($150,824) ($155,349) 

Treatment ($162,479) ($167,353) ($172,373) ($177,545) ($182,871) 

TOTAL ($334,228) ($331,638) ($342,257) ($353,251) ($364,469) 
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APPENDIX A
Operational Expenses 2022 2023 2024 2025 2026 2027 2028 2029 2030

Salaries & Wages ($414,500) ($435,225) ($456,986) ($479,836) ($503,827) ($529,019) ($555,470) ($583,243) ($612,405)
Employee Benefits ($228,500) ($239,925) ($251,921) ($264,517) ($277,743) ($291,630) ($306,212) ($321,522) ($337,599)
Uniform Allowance ($8,698) ($9,133) ($9,590) ($10,069) ($10,572) ($11,101) ($11,656) ($12,239) ($12,851)
Books, Subscriptions and Memberships ($5,050) $0 $0 $0 $0 $0 $0 $0 $0
Public Notices ($7,600) ($7,980) ($8,379) ($8,798) ($9,238) ($9,700) ($10,185) ($10,694) ($11,229)
Travel ($6,000) ($6,300) ($6,615) ($6,946) ($7,293) ($7,658) ($8,041) ($8,443) ($8,865)
Office Supplies ($3,200) ($3,360) ($3,528) ($3,704) ($3,890) ($4,084) ($4,288) ($4,503) ($4,728)
Equipment, Supplies & Materials ($29,550) ($31,028) ($32,579) ($34,208) ($35,918) ($37,714) ($39,600) ($41,580) ($43,659)
Buildings & Grounds ($12,668) ($13,301) ($13,966) ($14,665) ($15,398) ($16,168) ($16,976) ($17,825) ($18,716)
Utilities ($9,330) ($9,797) ($10,286) ($10,801) ($11,341) ($11,908) ($12,503) ($13,128) ($13,785)
Telephone ($6,426) ($6,747) ($7,085) ($7,439) ($7,811) ($8,201) ($8,611) ($9,042) ($9,494)
Gasoline ($16,000) ($16,800) ($17,640) ($18,522) ($19,448) ($20,421) ($21,442) ($22,514) ($23,639)
Professional & Technical Services ($87,090) ($91,445) ($96,017) ($100,818) ($105,858) ($111,151) ($116,709) ($122,544) ($128,672)
Training ($14,700) ($15,435) ($16,207) ($17,017) ($17,868) ($18,761) ($19,699) ($20,684) ($21,719)
Specialty Supplies ($40,500) ($42,525) ($44,651) ($46,884) ($49,228) ($51,689) ($54,274) ($56,988) ($59,837)
Insurance ($37,189) ($39,048) ($41,001) ($43,051) ($45,203) ($47,464) ($49,837) ($52,329) ($54,945)
Miscellaneous ($9,500) ($9,975) ($10,474) ($10,997) ($11,547) ($12,125) ($12,731) ($13,367) ($14,036)
Equipment ($76,460) ($80,283) ($84,297) ($88,512) ($92,938) ($97,584) ($102,464) ($107,587) ($112,966)
Operating Charges - HVSSD
Transfer to GF - Salaries ($240,500) ($252,525) ($265,151) ($278,409) ($292,329) ($306,946) ($322,293) ($338,408) ($355,328)
Transfer to GF - Benefits ($103,500) ($108,675) ($114,109) ($119,814) ($125,805) ($132,095) ($138,700) ($145,635) ($152,917)
TOTAL - Operating ($1,356,961) ($1,419,507) ($1,490,482) ($1,565,006) ($1,643,256) ($1,725,419) ($1,811,690) ($1,902,275) ($1,997,388)

Fleet Costs ($624,310) ($1,060,163) ($85,694) ($92,049) ($100,004) ($97,130) ($115,559) $0 ($1,021,135)
Vehicle Lease Costs ($59,568) ($80,189) ($102,751) ($123,068) ($145,401) ($169,922) ($196,822) ($226,305) ($248,866)
TOTAL Costs ($2,040,839) ($2,559,858) ($1,678,926) ($1,780,124) ($1,888,661) ($1,992,470) ($2,124,070) ($2,128,579) ($3,267,390)
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APPENDIX B
Sewer Proportion of Capacity Utilized by Twin Creeks with 1200 South Connection (with existing user flow)

Location Size (in) Length (ft) % Full w/o TC
% Full w/TC 

connection 1200 

S and 600 S1
% Full Increase 

TC                   % 
of Capacity Used Estimated Cost 

Per Foot ($)2

Proportionate 

Costs4
Age of Facility 

(Yrs)
Remaining Life 

Expectancy (Yrs)
Remaining Life 

(%)
Renew and 

Replacement ($)
TCSSD 

Cost/Year
TCSSD 

Cost/Month
1200 S 18 1,003 31.6% 71.3% 39.7% 55.7% $450 $251,313 2 68 97% $244,132.33 $3,590.18 $299.18
1200 S 30 2,860 11.5% 23.4% 11.9% 50.9% $550 $799,944 22 48 69% $548,533.33 $11,427.78 $952.31
189/1300 S 24 2,743 14.8% 31.4% 16.6% 52.9% $550 $797,567 21 49 70% $558,297 $11,393.81 $949.48
Industrial/1250S/Fields 36 3,311 19.8% 37.2% 17.4% 46.8% $600 $929,216 21 49 70% $650,451 $13,274.52 $1,106.21
South Field Road 36 5,091 18.8% 29.7% 10.9% 36.7% $600 $1,121,048 21 49 70% $784,734 $16,014.98 $1,334.58
600 S (Mill to 600 W) 18 7,763 20.7% 55.3% 34.6% 62.6% $450 $2,185,713 24 46 66% $1,436,325 $31,224.47 $2,602.04
600 W to 800 W 24 2,872 15.9% 34.0% 18.1% 53.2% $550 $840,905 24 46 66% $552,595 $12,012.92 $1,001.08
800 W 36 652 14.5% 29.6% 15.1% 51.0% $600 $199,565 24 46 66% $131,143 $2,850.93 $237.58

800 W to 825 W6
30 218 12.8% 25.7% 12.9% 50.2% $550 $60,183 24 46 66% $39,549 $859.76 $71.65

825 W to 1200 W7
30 1,585 14.3% 22.6% 8.3% 36.7% $550 $320,156 24 46 66% $210,388 $4,573.66 $381.14

$0
Midway Lane (Exist) 36 5605 30.0% 66.6% 36.6% 55.0% $700 $2,156,158 12 58 83% $1,786,530.63 $30,802.25 $2,566.85
1. N/A for Renewal and Replacement Costs $9,661,767 $6,942,678 $138,025.25 $11,502.10

2. Cost Estimate includes total cost of facility  and surface restoration (rough estimate only)

3. N/A for Renewal and Replacement Calcs

4. N/A for Renewal and Replacement Costs

5. N/A for Renewal and Replacement Calcs

6  Existing 15 inch pipe that will be upsized to 30 inch in the future

7  Existing 21 inch pipe that will be upsized to 30 inch in the future

8. 2,000 gpm in 1200 South Connection. 2,180 in 600 South Connection (from Twin Creeks)
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APPENDIX C
Twin Creeks Proportionate Share 1 2 3 4 5 6 7 8
TCSSD - Maintenance ($26,887) ($33,725) ($22,119) ($23,452) ($24,882) ($26,250) ($27,983) ($28,043) ($43,046)
Renewal & Replacement Costs ($138,025) ($142,166) ($146,431) ($150,824) ($155,349) ($160,009) ($164,809) ($169,754)
Treatment ($162,479) ($167,353) ($172,373) ($177,545) ($182,871) ($188,357) ($194,008) ($199,828)
TOTAL ($334,228) ($331,638) ($342,257) ($353,251) ($364,469) ($376,350) ($386,860) ($412,628)
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Russell Funk

From: Max Covey <mcovey@jssd.us>
Sent: Monday, July 17, 2023 12:17 PM
To: Russell Funk
Cc: Willa Motley (WillaM@horrocks.com); Justin Dietrich
Subject: (EXTERNAL) RE: (EXTERNAL) Twin Creek Flow and Model Peaking Factors

 
Russ,  
 
Thanks for meeting to walk us through the calcs for the TCSSD Sewer Wheeling Rate Study by Zions. We understand that 
your time is limited and that you need to move quickly on completing this per direction from your Council. And we know 
that your hope was to adopt this study without changes. However, we think that you’ll agree that there are good 
reasons to make some small changes now, rather than waiting. We don’t expect these changes to be anything that 
Zion’s couldn’t fully implement and turn around within a couple days. Furthermore, we’d be happy to provide all the 
necessary redlines and info so that all you would need to do is forward them to Zions (after looking them over to make 
sure they match what we agree upon).  
 
In short, we propose the following changes to the rate study: 

1. Increase the Fee to Fix the Mistake Zions made calculating Treatment Costs. After our meeting, we found a 
calculation error in the Zions study, which if corrected should increase our share of treatment cost from 
about $162,000 per year to $270,000 (+$108,000). 

2. Add Second Rate Schedule to Take Effect after Red Ledges Comes Out.  We confirmed that the 1,256 
existing TCSSD ERUs used in the study do include the 400 Red Ledges ERUs. Based on the study’s 
calculations, this will result in a small reduction in O&M (approximately -$8,000) but a much larger reduction 
in treatment (approximately -$86,000). 

3. Change the Rehabilitation and Replacement to Remove the TCSSD to Heber City Subsidy. We’re happy to 
pay our fair share of R&R, but we need it to be equitable. I’ve included a P.S. at the bottom to document 
why the current calculation will result in a subsidy (which we already discussed). We have identified two 
possible solutions as follows. Our guess is that you will prefer the first since it is likely to result in a higher 
fee and will be simpler to implement in the rate study and simpler to administer in the long run, but we’d be 
ok with either. 

a. Option 1 – Make the current R&R calc more realistic/reasonable. Changing the calculations to 
require TCSSD to pay 1% of full replacement cost annually (instead of 1.4%) would bring the R&R in 
line with typical practice and account for the reality of typical long-term sewer conveyance capital 
costs. We assume that this still higher than what Heber City customers will be contributing but is 
close enough for us, even though it is still on the higher end of other systems’ typical funding levels. 
This would lower the TCSSD R&R component to about $96,000 (approximately -$41,000).  

b. Option 2 – Figure out what Heber City customers are paying in R&R and make TCSSD pay the 
same. This is what we discussed together, and is acceptable to us. However, it is a totally separate 
analysis that would need to be done now. And it might trigger another rate study if you end up 
changing that funding level in the new rates you’re expecting to adopt next year. 

4. (Optional) Would you like to change treatment from a theoretical calculation to an actual calc based on 
metered flows at our point(s) of connection? Doing this would mean that if we have above-normal 
infiltration and inflow that you wouldn’t have to share in paying that for us, or vice versa. Even though we 
are not sure who this will benefit in the long run, we’d prefer this method as it is fairer for both entities. 

 Caution: This is an EXTERNAL email. Please take care when clicking links or opening attachments. 
When in doubt, contact your IT Department  

Item Being
Discussed
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In summary, the above changes should be easy to implement (if selecting Option 1). Compared with the current rate 
schedule, would result in an overall increase of about $67,000 per year until Red Ledges comes out and then a decrease 
of about $27,000 per year after Red Ledges flows are removed. 
 
As for final documentation, we think that the best and most streamlined approach is an updated and finalized rate study 
to include the above changes and include information about methodology/procedures for updating the rate study in the 
future. We think that the following items are what is important to add to the text of the study to provide direction for 
the future.  

o Recommended frequency of rate updates (I think every 5 years or so would be fine) 
o Documentation of how R&R was calculated (Option 1 or 2) and that it was based on buildout reserved capacity 

for TCSSD of 5,682 ERUs 
o Statement that, with payment of the R&R fee (assuming Option 1), TCSSD’s obligations for capital costs are met 

and thus future rate studies shall not include, other than the R&R fee, any capital improvement costs (including 
debt service if needed) since we would be paying as we go. 

o List of the inputs that need to be updated with each rate study including:  
 ERU counts of Heber, TCSSD, and any other entities which may be flowing through the pipes (e.g. 

Charleston); 
 Existing Model Results; 
 Value of the pipe facilities which TCSSD flows through; 
 Heber City Sewer Budget; and 
 Treatment Costs. 

 
Let’s meet again to quickly discuss the above and agree on a path forward. I’m available 8/26 or 8/27.  After we meet, 
presuming you’d find it helpful for us to prepare the study redlines for Zions, we can have them ready and sent to you 
within 2 weeks or less. 
 
Thanks 
 
Max Covey 
General Manager 
Twin Creeks Special Service District 
P.O. Box 519 
Heber City, UT. 84032 
 
 
 
 
From: Russell Funk <rfunk@Heberut.gov>  
Sent: Wednesday, July 5, 2023 5:03 PM 
To: Justin Dietrich <jdietrich@bowencollins.com>; Max Covey <mcovey@jssd.us> 
Cc: Willa Motley <WillaM@horrocks.com> <willam@horrocks.com> 
Subject: FW: (EXTERNAL) Twin Creek Flow and Model Peaking Factors 
 
Jus�n & Max, 
 
The email confirms that both Heber City and TCSSD are being treated consistently with regard to peaking factors in the 
sewer models. 
 
Thanks, 
 
Russ 
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2023 AWWA Outstanding Administration Award Goes To…Candace Bufton! 

Congratulations are in order for our Office Manager, Candace Bufton! Candace was awarded 
American Water Works Association’s Outstanding Administration Award for 2023 for the 
Intermountain Chapter! 

Candace was nominated for this award by one of her colleagues in the Public Works Department 
in recognition of her administrative excellence. During her tenure with the department, she has 
mastered the budget management and coordination processes – no small feat, considering there 
are five different departmental budgets to manage, not including the Fleet Department. 

Additionally, Candace is the “Chaos Coordinator,” as one of her coworkers has called her. She 
oversees not only the Front Office staff, but consults and advises the foremen and their crew 
members regarding matters relating to major purchases, uniforms, public outreach, business 
correspondence, and payroll - among many other responsibilities. Candace plans teambuilding 
and employee engagement events, and she coordinates/carries out public events (such as Public 
Works Week).  

It is frequently to Candace that team members come with suggestions, ideas, and concerns about 
challenges in their work life – and, occasionally, even in their personal life – given her capability 
to see how to quickly resolve issues in the most simple, straightforward manner. She is an 
excellent trainer and has assisted foremen with developing annual budgets for their departments, 
applying for various permits, organizing trainings, developing SOP documents, and more. She 
tracks crew certifications and CEU accruals, in addition to scheduling trainings and testing for 
these certifications. 

On a more global scale, Candace works to manage all banner requests and to establish the banner 
schedule for Main Street. She also reviews and filters to the appropriate departments all 
incoming tickets from citizens who submit concerns/requests via the City’s website to ensure 

that the concerns are addressed in a timely manner. 
Candace is largely responsible for planning, coordinating, 
and executing interdepartmental events, as well as 
luncheons and activities with Heber City’s counterparts at 
Wasatch County, Midway City, and other municipalities 
and Special Service Districts.  

As evidenced by the aforementioned 
functions and responsibilities that Candace 
tackles each day (and there are many, many 
more not mentioned here), she is 
unquestionably more than deserving of this 
award. Please join us in congratulating 
Candace and thanking her for all of her 
efforts on behalf of Heber City Public 
Works! 
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I would like to suggest a Mayor’s Award or Recognition for Jake Anderson and his crew (Blake Walton, 
Cristian Payan, Kayden Davis, and Thomas Coleman) for getting the 4-way stop on Mill Road and 600 
South installed so quickly. 
  
Following the Council Meeting on October 3rd, where the decision was made to install the 4-way stop, I 
sent a text to Jake Anderson and Matt Kennard asking how quickly the 4-way stop could be installed.  By 
the next morning Jake and his crew had the sign bases prepped and poured.  They had to order the 
materials for the signs, but still had the permanent signs installed and extra traffic control measures in 
place one week later on October 11th. 
  
I think this kind of commitment and effort deserves some recognition. 
  
Thanks for your consideration. 
 
Russ Funk 
Heber City Engineer 
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Ordinance 2023-44 adopting the 2024 Annual City Council Meeting 

Schedule 
RESPONSIBLE: Trina Cooke 
DEPARTMENT: Recorder 
STRATEGIC RELEVANCE: Administrative 

 
SUMMARY 

Pursuant to UCA 10-3-501(1), each municipality shall, by ordinance, prescribe the time and place for 
holding its regular meeting and hold at least one meeting per month. UCA 52-4-202(2)(a) requires a 
public body which holds regular meetings that are scheduled in advance over the course of a year to 
give public notice at least once each year of its annual meeting schedule. 
 
Heber City Council holds regular meetings twice a month on the first and third Tuesdays. The 
Regular City Council Meeting begins at 6:00 p.m. and is preceded by the Work Meeting beginning at 
4:00 p.m. 
 
RECOMMENDATION 

The office of the city recorder recommends adoption of Ordinance 2023-44 establishing the Annual 
Heber City Council Meeting Schedule for 2024. 

 
BACKGROUND 

Each year, the City Council must approve the anticipated Annual Meeting schedule to be noticed as 
required. 
 
DISCUSSION 

* Should any of the proposed dates to hold City Council Meetings be eliminated 
* Should additional meeting dates be added to the proposed schedule 
* Does the Council wish to alter the day of the week City Council Meetings are regularly held 
* Should the 4:00 p.m. Work Meeting or 6:00 p.m. Regular Meeting times be changed 
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FISCAL IMPACT 

N/A 
 
CONCLUSION 

 
 
ALTERNATIVES 

1. Approve as proposed 
2. Approve as amended 
3. Continue 
4. Deny 

 
POTENTIAL MOTIONS 

Alternative 1 - Approval - Staff Recommended Option  

I move to approve Ordinance 2024-XX adopting the 2024 Annual City Council Meeting Schedule as 
presented, with the findings and conditions as presented in the conclusion above. 
 
Alternative 2 - Approve as Amended 

I move to approve Ordinance 2024-XX adopting the 2024 Annual City Council Meeting Schedule as 
amended, as follows. 
 
Alternative 3 - Continue 
I move to continue Ordinance 2024-XX adopting the 2024 Annual City Council Meeting Schedule to 
another meeting on , with direction to the applicant and/or Staff on information and / or changes 
needed to render a decision, as follows: 
   
Alternative 4 - Denial 
I move to deny Ordinance 2024-XX adopting the 2024 Annual City Council Meeting Schedule with 
the following findings. 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Recorder 
Trina Cooke, City Recorder 

 
EXHIBITS 

1. ORDINANCE 2023-44 Annual Meeting Schedule 
2. 2024 Annual meeting Schedule 
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ORDINANCE NO. 2023-44 
AN ORDINANCE ADOPTING THE MEETING SCHEDULE OF 

HEBER CITY COUNCIL REGULAR MEETINGS FOR 2024 
 
 
 

WHEREAS, pursuant to Utah State Code 52-4-202(2)(a), the City Council of Heber City, Utah, has deemed it 
necessary to adopt an annual City Council Meeting schedule for the year 2024;  

 
 
WHEREAS, per Utah Code 10-3-502(1), the City Council shall, by ordinance, prescribe the time and place for 

holding its regular meetings and must hold a regular meeting at least once each month;  
 
 
NOW, THEREFORE, BE IT ORDAINED BY THE HEBER CITY COUNCIL THAT:  

The attached City Council schedule be adopted for the year 2024, as shown in exhibit A, unless otherwise noticed. 
 
 

This Ordinance shall take effect immediately upon passage.  
 
PASSED, APPROVED and ORDERED TO BE PUBLISHED BY THE HEBER CITY COUNCIL this 5th day of 
December 2023.  
 
 
 

AYE   NAY   ABSENT  ABSTAIN  
Council Member Yvonne Barney       _____   _____   _____  _____  
 
Council Member Mike Johnston   _____  _____  _____  _____  
 
Council Member Rachel Kahler    _____  _____  _____     _____ 
 
Council Member Scott Phillips    _____  _____  _____   _____  
 
Council Member Ryan PC Stack   _____   _____   _____  _____  
 
 
 
 
APPROVED:  
 
 
_____________________________  
Mayor Heidi Franco  
 
 
 
ATTEST:  
 
 
_____________________________ Date: __________________  
RECORDER 

Page 128 of 401



2024 City Council Meeting Schedule 
 

Each City Council Meeting begins at 6:00 p.m. and is preceded by a  
Work Meeting beginning at 4:00 p.m. unless otherwise noticed. 

 

 

January 2 & 16 

February 6 & 20 

March 5 & 19 

April 2 & 16 

May 7 & 21 

June 4 & 18 

July 2 & 16 

August 6 & 20 

September 3 & 17 

October 1 & 15 

November 5 & 19 

December 3 & 17 
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Fiscal Year 2025 Budget Calendar Adoption 
RESPONSIBLE: Sara Nagel 
DEPARTMENT: Finance 
STRATEGIC RELEVANCE: Necessary Administrative Item 

 
SUMMARY 

Staff requests Council to consider the adoption of a budget calendar for the development of the FY 
2025 annual budget. The calendar establishes and communicates clear expectations for involvement 
by council members, staff, and community members.  
 
RECOMMENDATION 

Staff recommends approval of the proposed FY 2025 budget calendar. 

 
BACKGROUND 

The adoption of a budget calendar establishes clear expectations for those involved in the budget’s 
development and those who are interested in the budget document’s content. The annual budget 
represents one of the most important policy documents the Council considers and a budget calendar 
serves as an important tool to ensure its proper development and adoption. 
 
DISCUSSION 

N/A 
 
FISCAL IMPACT 

None 
 
CONCLUSION 

Staff recommends the adoption of the budget calendar attached hereto as Exhibit A for the 
development of the FY 2025 annual budget. 
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ALTERNATIVES 

1. Approve as proposed 
2. Approve as amended 
3. Continue 
4. Deny 

 
POTENTIAL MOTIONS 

Alternative 1 - Approval - Staff Recommended Option  

I move to approve the item as presented, with the findings and conditions as presented in the 
conclusion above. 
 
Alternative 2 - Approve as Amended 

I move to approve the item as amended, as follows. 
 
Alternative 3 - Continue 
I move to continue the item to another meeting on , with direction to the applicant and/or Staff on 
information and / or changes needed to render a decision, as follows:  
Alternative 4 - Denial 
I move to deny the item with the following findings. 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Finance 
Sara Nagel, Finance Manager 

 
EXHIBITS 

1. Budget Calendar FY 2024-2025 
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Exhibit A 
 

Heber City FY 2024/2025 BUDGET CALENDAR 
 

 
DATE 

 
DESCRIPTION 

October 2023 • ClearGov Budget Software Implementation Begins 

November 2023 •Work commences on capital projects and 5-year budget forecasts for 
General Fund 

•Update financial policies 

December 5, 2023 
•Council adopts Budget Calendar for FY 2024-2025 

By end of January, 
2024 

•Council Strategic Retreat 

‣Council determines strategic direction for FY 2024-2025 and details 
budget priorities 

By end of January, 
2024 

•Staff Planning Retreat 

‣Staff operationalizes Councils’ top and high budget priorities 

By end of January, 
2024 

•ClearGov Staff Training 

•Budget instructions distributed to Department Directors 

‣City Manager conducts budget workshop with staff 

January/ 

February 

•Detailed revenue projections completed  

• Department’s work on next year’s operating and capital budgets 

February 15 •Salaries & Benefit Requests Due by 5 PM 

 

March 1 

 
•County notified of date, time and place of public hearing for any potential 
tax levy increase (59-2-919 (8) (a)) 

 

March 1 

 
•Capital Project Budgets, and Operating Budgets requests Due by 5 PM 

  

Week of March 4  

 
•City Manager and Finance Director conduct budget reviews with 
Department Directors and completes revenue estimates for all funds 

 

March 11 through 
April 15 

 
•City Manager & Finance Director completes the preparation of the 
Tentative Budget and computes the Tentative Millage Rate necessary to 
support the proposed Tentative Budget 

 

April 16 
•Tentative Budget and Tentative Millage Rate submitted to City Council (10-
6-111(1)) 
 

April 16 

 
•Tentative Budget tentatively adopted by City Council (10-6-111(3)) and 
Public Hearing date set for adoption of Final Budget (10-6-113) 
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DATE 

 
DESCRIPTION 

April 17 through May 
7 

  

 
•Mayor & City Council review Tentative Budget with City Manager & Staff 

‣One budget workshop to review operating budgets for all funds 

‣One budget workshop to review capital requests and misc. items 

May 8 through May 
21 
 

•City Manager and Finance Director prepare Final Budget based on 
Council’s direction 

May 31 
•Issue notice to WAVE, Public Notice Website and placed on City web site 
of Public Hearing (Published 7 days prior to Public Hearing) to consider 
adoption of Final Budget for FY 2023/2024 (10-6-113) 

May 31 

 

•Final Budget distributed to Council & Staff 

‣Final budget made available for public inspection a minimum of 10 
days prior to adoption of final budget (10-6-112) 

June 4 
 

 
•Public Hearing on the Final Budget for FY 2023/2024 (10-6-114) 

•If no increase in tax levy, legislative body may adopt final Budget by 
Ordinance for FY 2023/2024 (10-6-118)  

•Adopt proposed or final tax rate by resolution or ordinance (59-2-912) (10-
6-133) 

June 20 
 
•Forward proposed or certified Tax Rate to County Auditor (10-6-134) 
 

June 20 

•If necessary, due to input received at public hearing held on June 4, City 
Council adopts Budget and Tax Rate  

 

Prior to July 20 or 
August 31 

•Final certified copy of budget filed with State Auditor within 30 days after 
adoption (10-6-118) 

 
NOTE: If the City decides to increase the tax levy, the City would not adopt the budget in June.  In the 
event of an increase in the tax levy, the following additional steps would be undertaken: 

July 20 
 

 
•Issue public notice of Public Hearing for adoption of FY 2024/2025 Tax 
Levy (59-2-919 (e) (1) (A)) 

August 20 
 

 
•Council holds Public Hearing on proposed augmented tax levy (59-2-919) 
•Council adopts Resolution approving augmented tax levy (59-2-919) 
•Council adopt Ordinance approving Final Budget 

August 21 

 
•Forward resolution adopting augmented Tax Levy to County Auditor (59-2-
920) 
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Resolution 2023-22 Recertifying the Heber City Justice Court 
RESPONSIBLE: J. Mark Smedley 
DEPARTMENT: Administrative 
STRATEGIC RELEVANCE: 

 

 

SUMMARY 

State Code U.C.A. 78A-7-103 requires that the Heber City Justice Court be recertified at the end of 
each four-year term. 
  
The current term of the Heber City's Justice Court expires January 31, 2024.  Pursuant to the 
process of recertification, the City Prosecuting Attorney, has provided an Opinion Letter, and hereby 
submits the same along with an enacting Resolution to the City Council. 
  
Said Opinion Letter sets forth the requirements for the operation of a Justice Court and the feasibility 
of continuing to maintain the same, 
  
 
  
 
RECOMMENDATION 

It is recommended that the City Council recommend the recertification of the Heber City Justice Court, by the 
Justice Courts Standards Committee and the Utah Judicial Council.  

 
BACKGROUND 

 
 
DISCUSSION 
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FISCAL IMPACT 

 
 
CONCLUSION 

With the City Council's adoption of the Resolution for the recertification of the Justice Court, the Clerk 
of the Court will submit the request to the Utah Judicial Council.   
 
ALTERNATIVES 

1. Approve as proposed 
2. Approve as amended 
3. Continue 
4. Deny 

 
POTENTIAL MOTIONS 

Alternative 1 - Approval - Staff Recommended Option  

I move to approve the item as presented, with the findings and conditions as presented in the 
conclusion above. 
 
Alternative 2 - Approve as Amended 

I move to approve the item as amended, as follows. 
 
Alternative 3 - Continue 
I move to continue the item to another meeting on , with direction to Staff on information and / or 
changes needed to render a decision, as follows:  
Alternative 4 - Denial 
I move to deny the item with the following findings. 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Administrative 
J. Mark Smedley, Asst. City Manager 

 
EXHIBITS 

1. heber city resolution requesting recertification of Heber City Justice Court 2023 
2. 2285_001 Recertification Opinion Letter executed 
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 HEBER CITY RESOLUTION # 2023-22 

RESOLUTION REQUESTING THE RECERTIFICATION OF THE HEBER CITY JUSTICE 
COURT 

WHEREAS, the provisions of U.C.A. 78A-7-103 require that Justice Court be recertified 
at the end of each four-year term; and 

WHEREAS, the term of the present Court shall expire on the Court will expire this 
January 31, 2024; and 

WHEREAS, the members of the Heber City Council have received an opinion letter from 
J. Mark Smedley, City Prosecutor Attorney, which sets forth the requirements for the operation 
of a Justice Court and feasibility of continuing to maintain the same, 

NOW, THEREFORE, it is hereby resolved by the City Council of Heber City, Wasatch 
County, Utah, that the Heber City Council hereby requests recertification of the Heber City 
Justice Court, by the Justice Courts Standards Committee and the Utah Judicial Council. 

BE IT FURTHER RESOLVED that the Heber City Council hereby affirms its 
willingness to continue to meet all requirements set forth by the judicial council for continued 
operation of the Heber City Justice Court for the next four year term of court, except as to any 
requirements waived by the Utah Judicial Council.

ADOPTED AND PASSED by the City Council of Heber City, Utah this _______ day of 
_________________, 2023, by the following vote:

AYE NAY

Council Member Mike Johnston _____ _____

Council Member Rachel Kahler _____ _____

Council Member Ryan Stack _____ _____

Council Member Scott Phillips _____ _____
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Council Member Yvonne Barney _____ _____

APPROVED:

_____________________________
Mayor Heidi Franco

ATTEST:
___________________________________ Date: __________________
RECORDER 
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4859-5428-0595, v. 1 

 
 

ORDINANCE 2023-45 
 

 AN ORDINANCE amending Section 5.26.040, Application Form.    
 
 BE IT ORDAINED by the City Council of Heber City, Utah, that Heber City Municipal 
Code Section 5.26.040, Application Form, is amended as set forth in Exhibit A, attached hereto 
and incorporated herein.   
 
If any section, subsection, sentence, clause, phrase, or portion of this Ordinance is, for any 
reason, held invalid or unconstitutional by any court of competent jurisdiction, such provision 
shall be deemed a separate, distinct, and independent provision, and such holding shall not affect 
the validity of the remaining portions of this Ordinance. 
 
If any provisions of the Heber City Code heretofore adopted are inconsistent herewith they are 
hereby repealed. 
 
To the extent that any ordinances, resolutions, or policies of Heber City materially conflict with 
the provisions of this Ordinance, they are hereby amended to comply with the provisions hereof. 
 
This Ordinance shall take effect immediately upon passage. 
 
PASSED, APPROVED and ORDERED TO BE PUBLISHED BY THE HEBER CITY 
COUNCIL this ______ day of ___________ 2023. 
 

AYE   NAY    ABSENT     ABSTAIN 

Rachel Kahler   _____  _____   _____  _____ 

Michael Johnston  _____  _____    _____  _____ 

Ryan Stack   _____   _____    _____  _____ 

Scott Phillips   _____   _____    _____  _____ 

Yvonne Barney  _____   _____    _____  _____ 

 
APPROVED:  
 
_____________________________  
Mayor Heidi Franco  
 
ATTEST:  
 
_____________________________ Date: __________________  
RECORDER 
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4859-5428-0595, v. 1 

 
 

Exhibit A 
 

5.26.040 Application Form 
 
The Licensing Officer shall provide a standard Application Form for Short Term Rental 
Licenses. Each Application Form shall require the following information, documentation, and 
fee: 

A. Review of Written Disclosures. An affirmation that the Applicant has received 
and reviewed the disclosure information required by this Chapter. 
 

B. Contact Information.  
 

1. Applicant’s name, telephone number, home address, mailing address, and email 
address.  

2. Applicant’s business name, telephone number, business address, mailing 
address, and email address. 

 
C. Proof of Identity. An in-person verification by the Licensing Officer of the Applicant’s 

true identity by use of any of the following which bear a photograph of said Applicant:  
1. A valid driver’s license issued by any State;  
2. A valid passport issued by the United States;  
3. A valid identification card issued by any State; and  
4. A valid identification issued by a branch of the United States military. Upon 

verification of identity, the original identification submitted to establish Proof of Identity shall be 
returned to the Applicant. 
 

D. Rental Manager Information  
1. Manager name  
2. Managing company name  
3. Manager contact address, phone number, and email 

 
E. Proof of Registration with Department of Commerce. The Applicant shall provide 

proof that either the Applicant, or the Responsible Person or Entity, has registered with the Utah 
State Department of Commerce.  
 

F. Properties list. A list of all Short-Term Rental properties owned and/or operated by the 
business, including address and parcel id number. 
 

G. HOA Consent. A letter of consent from the Home Owners Association is required for 
any properties that are governed by and HOA. 
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4859-5428-0595, v. 1 

 
GH. Site and Floor Plans. A site plan and floorplan including the following shall be 

required for each property listed under the license.  
1. Layout of property  
2. Designated parking areas.  
3. Floor plan of building with area in square feet that will be used for short-term 

rentals. 
 
 

HI. Fee. The Applicant shall pay such fees as determined applicable by the City, which 
shall not exceed the reasonable cost of processing the application and issuing the Certificate 
and/or Identification Badge. Refer to the Consolidated Fee Schedule for current fees. 
 

IJ. Execution of Application. The Applicant shall execute the Application Form, stating 
upon oath or affirmation, under penalty of perjury, that based on the present knowledge and 
belief of the Applicant, the information provided is complete, truthful and accurate. 
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Monthly Development 
Report
DECEMBER 23’ – PLANNING DEP. 
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New Applications
 Concept – 1

 Site Plan/Amendments – 1

 Subdivision Concept – 0 

 Preliminary Plat – 1

 Final Plat – 1

 Zone Change/MDA – 0

 Other (Plat Amendments, Lot Line Adjustments, 
etc.) – 1

Year to Date Applications 

2023 2022 2021

61 73 87
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Concept Amendment – New London 
North
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Preliminary Plat – Finch Creek 
Townhomes
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Plat Amendment – RL 3G Lot 654
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Planning Commission Meetings
• 11/14 
• Design Guideline Amendments for 

Highlands MDA
• MDA for Wasatch County Event Center
• Envision Central Heber General Plan 

Amendment
• Downtown C-3 Commercial Text 

Amendments
• Discussion of PC priorities and joint 

meeting with CC

•11/28 Canceled
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Discussion
& Next Steps
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: 2023 Municipal Election Canvass 
RESPONSIBLE: Trina Cooke 
DEPARTMENT: Legislative 
STRATEGIC RELEVANCE: Required Legislative Action 

 
SUMMARY 

As the Heber City Council, you act as the Board of Canvassers for Municipal Elections. The final 
numbers for the Election Canvass will not be provided by the Wasatch County Clerk until the County 
completes its own Election Canvass scheduled for 11:00 a.m. on Tuesday, December 5, 2023. The 
known information that will not change is provided below. Once the voter totals have been canvassed 
by the County, the following information still missing is indicated below as  and will be provided 
during the December 5, 2023, Heber City Council Meeting: 

a. The total number of votes cast in Heber City  
b. Names of each candidate whose name appeared on the ballot: 

1. Casey Powers 
2. Christen Thompson 
3. Sid Ostergaard 
4. Jami Hewlett 
5. Danny Hill 
6. Vaughn Eric Hokanson 
7. Nick López 
8. Paul Royall, III 
9. Aaron Cheatwood 

10. Tori E Broughton 
11. Mike 

Johnston                                                                                                                             
                                                                                                                                        

c. The title of each ballot proposition that appeared on the ballot: 
1. Proposition 9: EMS Sales 

Tax                                                                                                                                     
                                                                                                                

d. Each office that appeared on the ballot: 
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1. 3x City Council Seats - at large - 4-year 
terms                                                                                                                                  
                                                                                               

e. From each voting precinct: 
1. The number of votes for each candidate  
2. For each race conducted by instant runoff voting under Part 6, Municipal Alternate 

Voting Methods Pilot Project, the number of valid votes cast for each candidate for each 
potential ballot phase and the name of the candidate excluded in each ballot-counting 
phase ; and 

3. The number of votes for and against each ballot 
proposition                                                                                                                          
                                                                              

f. The total number of votes given in Heber City to each candidate, and for and against each 
proposition  

g. Standardized statistics, on a form provided by the Lt. Governor, disclosing: 
1. The number of ballots counted  
2. The number of provisional ballots  
3. The number of ballots 

rejected                                                                                                                              
                                                                                                           

h. A final ballot reconciliation report  
i. Other information required by law to be provided to the board of canvassers (n/a) 
j. A statement certifying that the information contained in the report is accurate 

 
The election officer and the board of canvassers shall review the report to ensure the report is correct 
and sign the report. 
This information is required by State Code as outlined in UCA 20A-4-304 
 
RECOMMENDATION 

Approve the Election results for three City Council seats and ballot proposition 9 for the EMS Sales 
Tax 

 
BACKGROUND 

The 2023 General Municipal Election was conducted by mail-in ballot using the Ranked Choice Voting method and 
concluded at 8:00 p.m. on Tuesday, November 21, 2023. Pursuant to 20A-4-304: Declaration of results - 
Canvassers' Report; The election officer shall submit a report to the board of canvassers that includes the above-
listed information. Election Canvass can be done no sooner than 7 days following the election date and no later 
than 14 days following. This year, an additional day was added due to the Thanksgiving holiday pushing the 
deadline for Canvass to Wednesday, December 6, 2023. 
 
DISCUSSION 

Q and A if desired 
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FISCAL IMPACT 

The County has not provided the City with a contract indicating the cost of the election to the 
City.  Previous years indicate the cost of the election will be approximately $10,000.  
 
CONCLUSION 

 
 
ALTERNATIVES 

1. Approve as proposed 
2. Approve as amended 
3. Continue 
4. Deny 

 
POTENTIAL MOTIONS 

Alternative 1 - Approval - Staff Recommended Option  

I move to approve the canvass of the Heber City Municipal election results as presented, with 
the findings and conditions in the conclusion above. 
 
Alternative 2 - Approve as Amended 

I move to approve the item as amended, as follows. 
 
Alternative 3 - Continue 
I move to continue the item to another meeting on , with direction to the applicant and/or Staff on 
information and / or changes needed to render a decision, as follows:  
Alternative 4 - Denial 
I move to deny the item with the following findings. 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Legislative 
Trina Cooke, City Recorder 

 
EXHIBITS 

None 
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Urban Deer Control Plan

• Information received by Utah Division of Wildlife Resources

December 5, 2023                        Deputy Chief Jeremy Nelson
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Heber City Urban Deer 
Control Plan
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Program Checklist:

1. Resident deer are collectively causing significant damage to private property or threatening 
public safety within the City’s incorporated boundaries.

2. The City must enact an ordinance prohibiting the feeding of deer, elk moose and turkeys. 

3. The City has general liability insurance in the amount of $1 million or more that covers liability 
claims that may arise from designing, creating, and administering an urban deer control plan.

4. The City agrees, without waiving immunity or any other limitation or provision in the Utah 
Government Immunity Act, Utah Code 63G-7-101 through 63G-7-904, to hold harmless and 
indemnify the Division against any claims or damages arising from its deer removal activities 
undertaken pursuant to the urban deer control plan COR, except for any allocated share of 
fault and damages attributed to the Division’s actual involvement in deer removal activities on 
the ground.

Heber City Urban Deer Control Plan
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Hebe City Urban Deer Control Plan
5. The city will assume full responsibility for: all costs associated with designing, 
establishing, implementing, and operating the urban deer control plan and all its 
associated activities; and for the acts and omissions of its officers, employees, 
agents, contractors, and licensees in designing, preparing, and implementing its 
urban deer control plan and undertaking the activities authorized thereunder.
6. Fill out the Application for COR (Certificate of Registration for Urban Deer Control 
Plan). COR is good for a three (3) year period. 

Page 158 of 401



Heber City Urban Deer Control Plan
City Urban Deer Plan Checklist: Urban deer control plan will address and prescribe, 
at a minimum:
- Type of lethal methods of take that may be used to remove deer and the 

conditions under which each may be employed.
- Specific conditions and restrictions under which baiting and spotlighting may be 

used to facilitate deer removal (Spotlighting only for carcass recovery).
- List of persons eligible to perform deer removal activities and the   
requirements imposed on them.

- Locations and time periods where specified types of deer removal activities may 
be employed or authorized.

- Requirements for tagging deer carcass (tag stays with carcass until consumed):
(City name and COR #, name of shooter/permit holder, sex of the animal, date of
harvest, location of harvest)  
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Heber City Urban Deer Control Plan
- Protocols for donating carcasses or meat harvested from deer lethally removed. 

(City will provide instructions to donor for proper disposal of viscera of carcass. If 
donor cannot be found, the city must properly clean and store animal so as not 
to waste meat until it can be donated.) All deer harvest shall undergo testing for 
Chronic Wasting Disease (CWD) within 48 hours.

- Protocols for promptly returning all antlers to the Division of lethally removed 
deer. (Buck deer should not be the main target for deer removal)

- Estimated population of resident deer in the city and the final target population 
number the city seeks to achieve through deer removal. (Required to apply for 
COR)

- The city will solicit and consider input in the formulation and development of 
the urban deer control plan from: the Division, the public, interested businesses 
and organizations, and local, state and federal governments.

- After formulating a draft plan, the city will hold a public meeting to take and 
consider input on the draft before finalizing or implementing it.
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Heber City Urban Deer Control Plan
After Plan is Implemented Check List:

- Issue a written authorization and tag to authorize individuals to remove deer that is: 

1. Signed by the city manager and the recipient

2. Identifies the recipient’s name, address, date of birth, height, weight, and eye color

- Comply with all federal, state, and local laws pertaining to the possession, use, and discharge of 
a dangerous weapon.

- Deer carcasses are salvaged and donated consistent with Section 23-30-8 (Waste of Wildlife) and 
disposed of as provided by law.

- Viscera is removed from the kill site and disposed of as provided by law.

- Submit an annual report to the Divison by March 1 on lethal removal activities, including the 
following information for each permit issued, deer removed and donated:

- Name of Shooter/permit holder          - Date of harvest               - Disposition of carcass(Donated or Retained by Hunter)
- Sex of animal                                            - Location of harvest              

* Disposition must have: Recipients name, address, phone number, and date received.
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Urban Deer Control Plan
Utah Division of Wildlife Resources

Other Items to Consider:
Plan for deer removal: Hunting (archery equipment only)?

Trapping & Euthanization? Other?

- The Division may not allow taking of deer in the Red Ledges,

or any area that is considered “Winter Range”.

- All deer control hunts are Antlerless Only & a season would need established.

- Wounded/dying animals on private property?

- Managing/Regulating trapping and/or hunting within city limits? License issuance?
- City employee(s), contractor, hired agent(s)?

- If a buck/male deer with antlers are trapped it is encouraged

to release it. DNR states that bucks are more likely to move on than antlerless deer.

- The city may charge up to $50 licensing/permit fee. 

- The Divison DOES NOT allow sterilization, or relocation of wildlife.
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Heber City Urban Deer Control Plan
Other Items to Consider:
- Traps designed for purposes of catching deer will need to be purchased, built 

and maintained. The Division may have an initial trap that would need to be 
repaired to get the City started.

- Where does the meat go?
- City ordinances that may need to be created and/or altered to allow hunting 

and/or culling urban deer (i.e. discharge of firearm in city limits)?

- Courtesy of Rod Nielsen, Wildlife Biologist, Utah Division of Wildlife Resources.
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Heber City Urban Deer Control Plan

Questions?
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Accept/Reject MTech Annexation Petition of 10.41 acres located at 

approximately 900 West 100 South  
RESPONSIBLE: Denna Woodbury 
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Petitioner Requested Legislative Action 

 
SUMMARY 

The City has received a petition for the Mountainland Technical College Annexation located at 890 West 100 South. 
The proposed annexation includes 10.41 acres. Mountainland Technical College is the petitioner.  Section 10-2-405 
of the Utah State Code requires municipalities to accept or reject an annexation petition at the first meeting, which 
is at least 14 days after the date the petition was filed. Failure to act constitutes an acceptance of the petition (see 
Exhibit 1).  
 
The policy question includes the following: 
Should the City Council accept the MTech Annexation Petition for further evaluation? 
 
RECOMMENDATION 

Staff recommends acceptance of the MTech Annexation Petition for further evaluation. 

 
BACKGROUND 

The proposed annexation is contiguous to the new Wasatch High School and is located within the 
City's Expansion Area.  
 
DISCUSSION 

Accepting an annexation petition for further study does NOT annex a property, it only begins the 
process for evaluating the annexation. Many months of study follow the acceptance of an annexation 
petition as shown in the exhibit Annexation Process Summary.  No vesting rights are granted upon 
acceptance of an annexation petition.  Annexations are approved through the City’s Legislative 
Authority and the City may deny an annexation petition for any reason. 
 
Section 10-2-405 of the Utah State Code requires municipalities to accept or reject an annexation 
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petition at the first meeting that is at least 14 days after the date the petition was filed. Failure to act 
constitutes an acceptance of the petition (see Exhibit 1). 
  
Pros to accepting the petition include the ability for the City and petitioner to evaluate in further detail 
the mutual advantages to having the area annexed into the City. 
  
Cons to accepting the petition include the perception that the City is promoting growth by adding a 
college. 
  
If accepted, the City will determine through more detailed future analysis, if the petition conforms to 
all policies of the Annexation Policy Plan, General Plan and State Code. The next step after Petition 
Acceptance would be petition certification. 
 
FISCAL IMPACT 

There is no fiscal impact to the City for accepting an annexation petition. Annexations are required to 
pay a fee to cover costs for the City’s review of a proposed annexation. 
 
CONCLUSION 

The proposed MTech Annexation is located within Heber City’s Expansion Area. 
 
ALTERNATIVES 

1. Approve as proposed 
2. Approve as amended 
3. Continue 
4. Deny 

 
POTENTIAL MOTIONS 

Alternative 1 - Approval - Staff Recommended Option  

I move to accept MTech Annexation Petition as presented, with the findings and conditions as 
presented in the conclusion above. 
 
Alternative 2 - Approve as Amended 

I move to accept MTech Annexation as amended, as follows. 
 
Alternative 3 - Continue 
I move to continue the MTech Annexation Petition to another meeting on , with direction to the 
applicant and/or Staff on information and / or changes needed to render a decision, as follows:  
Alternative 4 - Denial 
I move to reject MTech Annexation with the following findings. 
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ACCOUNTABILITY  

Department: 
Staff member: 

Planning 
Denna Woodbury, Planning Consultant 

 
EXHIBITS 

1. UT ST Code- C10-2-S418_Annexations 
2. Annexation Process Summary 
3. Annexation Policy Plan Expansion Area Map 
4. Annexation map w MTech Petition 
5. Annexation Petition - Mountainland Technical College 
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Utah Code

Page 1

Effective 5/3/2023
10-2-418 Annexation of an island or peninsula without a petition -- Notice -- Hearing.
(1) As used in Subsection (2)(b)(ii), for purposes of an annexation conducted in accordance with

this section of an area located within a county of the first class, "municipal-type services" does
not include a service provided by a municipality pursuant to a contract that the municipality has
with another political subdivision as "political subdivision" is defined in Section 17B-1-102.

(2) Notwithstanding Subsection 10-2-402(2), a municipality may annex an unincorporated area
under this section without an annexation petition if:

(a) for an unincorporated area within the expansion area of more than one municipality, each
municipality agrees to the annexation; and

(b)
(i)

(A) the area to be annexed consists of one or more unincorporated islands within or
unincorporated peninsulas contiguous to the municipality;

(B) the majority of each island or peninsula consists of residential or commercial
development;

(C) the area proposed for annexation requires the delivery of municipal-type services; and
(D) the municipality has provided most or all of the municipal-type services to the area for

more than one year;
(ii)

(A) the area to be annexed consists of one or more unincorporated islands within or
unincorporated peninsulas contiguous to the municipality, each of which has fewer than
800 residents; and

(B) the municipality has provided one or more municipal-type services to the area for at least
one year;

(iii) the area consists of:
(A) an unincorporated island within or an unincorporated peninsula contiguous to the

municipality; and
(B) for an area outside of the county of the first class proposed for annexation, no more than

50 acres; or
(iv)

(A) the area to be annexed consists only of one or more unincorporated islands in a county of
the second class;

(B) the area to be annexed is located in the expansion area of a municipality; and
(C) the county legislative body in which the municipality is located provides notice to each

property owner within the area to be annexed that the county legislative body will hold a
public hearing, no less than 15 days after the day on which the county legislative body
provides the notice, and may make a recommendation of annexation to the municipality
whose expansion area includes the area to be annexed after the public hearing.

(3) Notwithstanding Subsection 10-2-402(1)(b)(iii), a municipality may annex a portion of an
unincorporated island or unincorporated peninsula under this section, leaving unincorporated
the remainder of the unincorporated island or unincorporated peninsula, if:

(a) in adopting the resolution under Subsection (5)(a) the municipal legislative body determines
that not annexing the entire unincorporated island or unincorporated peninsula is in the
municipality's best interest; and

(b) for an annexation of one or more unincorporated islands under Subsection (2)(b), the
entire island of unincorporated area, of which a portion is being annexed, complies with the
requirement of Subsection (2)(b)(ii) relating to the number of residents.
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(4)
(a) This Subsection (4) applies only to an annexation within a county of the first class.
(b) A county of the first class shall agree to an annexation if the majority of private property

owners within the area to be annexed give written consent to the annexation, in accordance
with Subsection (4)(d), to the recorder of the annexing municipality.

(c) For purposes of Subsection (4)(b), the majority of private property owners is property owners
who own:

(i) the majority of the total private land area within the area proposed for annexation; and
(ii) private real property equal to at least 1/2 the value of private real property within the area

proposed for annexation.
(d) A property owner consenting to annexation shall indicate the property owner's consent on a

form which includes language in substantially the following form:
          "Notice: If this written consent is used to proceed with an annexation of your property
in accordance with Utah Code Section 10-2-418, no public election is required by law to
approve the annexation.  If you sign this consent and later decide you do not want to support
the annexation of your property, you may withdraw your signature by submitting a signed,
written withdrawal with the recorder or clerk of [name of annexing municipality].  If you choose
to withdraw your signature, you must do so no later than the close of the public hearing on the
annexation conducted in accordance with Utah Code Subsection 10-2-418(4)(d).".

(e) A private property owner may withdraw the property owner's signature indicating consent by
submitting a signed, written withdrawal with the recorder or clerk no later than the close of the
public hearing held in accordance with Subsection (5)(b).

(5) The legislative body of each municipality intending to annex an area under this section shall:
(a) adopt a resolution indicating the municipal legislative body's intent to annex the area,

describing the area proposed to be annexed; and
(b) hold a public hearing on the proposed annexation no earlier than 30 days after the adoption of

the resolution described in Subsection (5)(a).
(6) A legislative body described in Subsection (5) shall provide notice of a public hearing described

in Subsection (5)(b):
(a) for at least three weeks before the day of the public hearing, for the municipality and the area

proposed for annexation, as a class B notice under Section 63G-30-102; and
(b) by sending written notice to:

(i) the board of each special district and special service district whose boundaries contain some
or all of the area proposed for annexation; and

(ii) the legislative body of the county in which the area proposed for annexation is located.
(7) The legislative body of the annexing municipality shall ensure that:

(a) each notice described in Subsection (6):
(i) states that the municipal legislative body has adopted a resolution indicating the

municipality's intent to annex the area proposed for annexation;
(ii) states the date, time, and place of the public hearing described in Subsection (5)(b);
(iii) describes the area proposed for annexation; and
(iv) except for an annexation that meets the requirements of Subsection (8)(b) or (c), states

in conspicuous and plain terms that the municipal legislative body will annex the area
unless, at or before the public hearing described in Subsection (5)(b), written protests to the
annexation are filed by the owners of private real property that:

(A) is located within the area proposed for annexation;
(B) covers a majority of the total private land area within the entire area proposed for

annexation; and
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(C) is equal in value to at least 1/2 the value of all private real property within the entire area
proposed for annexation; and

(b) the first publication of the notice described in Subsection (6)(a) occurs within 14 days after the
day on which the municipal legislative body adopts a resolution under Subsection (5)(a).

(8)
(a) Except as provided in Subsections (8)(b)(i) and (8)(c)(i), upon conclusion of the public hearing

described in Subsection (5)(b), the municipal legislative body may adopt an ordinance
approving the annexation of the area proposed for annexation under this section unless, at
or before the hearing, written protests to the annexation have been filed with the recorder or
clerk of the municipality by the owners of private real property that:

(i) is located within the area proposed for annexation;
(ii) covers a majority of the total private land area within the entire area proposed for

annexation; and
(iii) is equal in value to at least 1/2 the value of all private real property within the entire area

proposed for annexation.
(b)

(i) Notwithstanding Subsection (8)(a), upon conclusion of the public hearing described in
Subsection (5)(b), a municipality may adopt an ordinance approving the annexation of the
area proposed for annexation under this section without allowing or considering protests
under Subsection (8)(a) if the owners of at least 75% of the total private land area within the
entire area proposed for annexation, representing at least 75% of the value of the private
real property within the entire area proposed for annexation, have consented in writing to
the annexation.

(ii) Upon the effective date under Section 10-2-425 of an annexation approved by an ordinance
adopted under Subsection (8)(b)(i), the area annexed is conclusively presumed to be validly
annexed.

(c)
(i) Notwithstanding Subsection (8)(a), upon conclusion of the public hearing described in

Subsection (5)(b), a municipality may adopt an ordinance approving the annexation of an
area that the county legislative body proposes for annexation under this section without
allowing or considering protests under Subsection (8)(a) if the county legislative body has
formally recommended annexation to the annexing municipality and has made a formal
finding that:

(A) the area to be annexed can be more efficiently served by the municipality than by the
county;

(B) the area to be annexed is not likely to be naturally annexed by the municipality in the
future as the result of urban development;

(C) annexation of the area is likely to facilitate the consolidation of overlapping functions of
local government; and

(D) annexation of the area is likely to result in an equitable distribution of community
resources and obligations.

(ii) The county legislative body may base the finding required in Subsection (8)(c)(i)(B) on:
(A) existing development in the area;
(B) natural or other conditions that may limit the future development of the area; or
(C) other factors that the county legislative body considers relevant.

(iii) A county legislative body may make the recommendation for annexation required
in Subsection (8)(c)(i) for only a portion of an unincorporated island if, as a result of
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information provided at the public hearing, the county legislative body makes a formal
finding that it would be equitable to leave a portion of the island unincorporated.

(iv) If a county legislative body has made a recommendation of annexation under Subsection
(8)(c)(i):

(A) the relevant municipality is not required to proceed with the recommended annexation;
and

(B) if the relevant municipality proceeds with annexation, the municipality shall annex the
entire area that the county legislative body recommended for annexation.

(v) Upon the effective date under Section 10-2-425 of an annexation approved by an ordinance
adopted under Subsection (8)(c)(i), the area annexed is conclusively presumed to be validly
annexed.

(9)
(a) Except as provided in Subsections (8)(b)(i) and (8)(c)(i), if protests are timely filed under

Subsection (8)(a), the municipal legislative body may not adopt an ordinance approving the
annexation of the area proposed for annexation, and the annexation proceedings under this
section shall be considered terminated.

(b) Subsection (9)(a) does not prohibit the municipal legislative body from excluding from a
proposed annexation under Subsection (2)(b) the property within an unincorporated island
regarding which protests have been filed and proceeding under Subsection (3) to annex some
or all of the remaining portion of the unincorporated island.

Amended by Chapter 16, 2023 General Session
Amended by Chapter 435, 2023 General Session
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Annexation Process Summary 

 
 

Typical Annexation Process 
Process Month 

Month 1 2 3 4 5 6 7 8 9 
Notice of Intent                   
Submittal                   
Acceptance                   
Certification                   
Protest Period                   
Plan. Commission                   
Public Hearing                   
MDA                   
Approval                   
Lieutenant Governor                   
Record Plat                    
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Annexation Policy Plan Expansion Area Map 
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PETITION FOR ANNEXATION INTO HEBER CITY 
Annexation Name:   

MOUNTAINLAND TECHNICAL COLLEGE ANNEXATION 
 

We, the undersigned owners of certain real property lying contiguous to the present municipal limits of 
Heber City hereby submit this Petition for Annexation and respectfully represent the following: 

 
1. This petition is made pursuant to the requirements of Section 10-2-403, Utah Code Annotated: 
 
2. The property subject to this petition is an unincorporated area contiguous to the boundaries of Heber 

City and the annexation thereof will not leave or create an unincorporated island or peninsula; 
 

3. The signatures affixed hereto are those of the owners of private real property that: 
 

a. is located within the area proposed for annexation; 
b. covers a majority of the private land area within the area proposed for annexation; 
c. is equal in value to at least 1/3 of the value of all private real property within the area 

proposed for annexation; and  
d. lies contiguous to the present boundary of Heber City’s corporate limits, located at the 

approximate address: 890 West 100 South (State Road 113) 
    
4. The petitioners have caused an accurate plat or map of the above-described property to be prepared 

by a licensed surveyor, which plat or map is filed herewith in Exhibit A; 
 
5. Title to the property by those signing this petition is as shown in the deeds or title report attached 

hereto as Exhibit B. 
 
6. The manner in which it was established that at least 1/3 of the value of all the private property 

sought to be annexed and at least a majority of the acreage is owned by the signers of this petition is 
shown in the attached Exhibit C (value and acreage spreadsheet) and Exhibit D (copies of all tax 
notices). 

 
7. Land values and acreage within the annexation are as follows: 

 
a. Total acreage within annexation:    10.41 acres 
 
b. Total private property acreage within annexation:    8.74 acres 

 
c. Petitioner’s acreage within annexation:     8.29 acres 94.9% 

% of Total Private Area 
d. Total Assessed Land Value within annexation:  $1,499,392 
 
e. Petitioner’s Assessed Land Value within annexation  $1,320,000 88.0% 

% of Total Value 
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8. This petition does not propose annexation of all or a part of an area proposed for annexation in a 
previously filed petition that has not been denied, rejected, or granted; 

 
9. This petition does not propose annexation of all or a part of an area proposed to be incorporated in a 

request for a feasibility study under Section 10-2-103 U.C.A. or a petition under Section 10-2-125, 
U.C.A. if: 

 
a. the request or petition was filed before the filing of the annexation petition, and 
b. the request, a petition under Section 10-2-109 based on that request, or a petition under 

Section 10-2-125 is still pending on the date the annexation petition is filed; 
 
10. The names and mailing addresses of all the owners of the parcels of land located within 300 feet of 

the area proposed to be annexed as shown in Exhibit E.  
 

11. A vicinity map showing the City’s current boundaries in relation to the proposed annexation in 
Exhibit F. 

 
12. Per the Heber City Annexation Policy Plan, a Concept Plan is attached as Exhibit G. This Concept 

Plan is a very preliminary plan -- the petitioner is not strictly bound by it. However, it is the hope of 
the Heber City Council that the Concept Plan submitted is the primary intention of the developer at 
the time annexation is being requested.   
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EXHIBIT A: ANNEXATION MAP  
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EXHIBIT B: PROPERTY DEEDS  
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EXHIBIT C: VALUE & ACREAGE 
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November 10, 2023

Exhibit C

Annexation Analysis

A petition for annexation must be signed by property owners representing a minimum of 1/2 of the area

being annexed and at least 1/3 of the market value of the properties being annexed.  The analysis in Table 1

demonstrated that the annexation petition complies with these standards.

The acreage shown in this analysis is based on Wasatch County records.  The surveyed amount of land as

shown on the annexation plat is slightly larger.

Table 1 - Annexation Analysis for Area and Market Value 

Property Owner Parcel # Acres Market Value Petitioner

Mountainland Technical College 00-0008-0213 3.87 $387,000 Yes

Mountainland Technical College 00-0009-0568 1.44 $144,000 Yes

Mountainland Technical College 00-0009-0576 1.07 $107,000 Yes

Mountainland Technical College 00-0008-0247 1.82 $682,000 Yes

Larry Hansen 00-0015-3499 0.45 $179,392 No

UDOT State Road 113 Right-of-Way ---- 1.67 $0

Total 10.32 $1,499,392

The Larry Hansen property is a total of 1.48 acres with a market value of $590,000.  Approximately 1.03

acres of this property is already in the Heber City limits.  Approximately 0.45 acres is being annexed into the

city with this annexation petition.  The prorated market value for the 0.45 acres is $179,392.

Annexation Petitioners Market Value $1,320,000

% of Annexation Market Value Represented by Petitioners 88.0%
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EXHIBIT D: PROPERTY TAX NOTICES 
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EXHIBIT E: 

LIST OF ALL PROPERTY OWNERS 
WITHIN ANNEXATION AND WITHIN 

300 FEET OF ANNEXATION 
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PROPERTY OWNERS WITHIN ANNEXATION AND WITHIN 300 FE ET 
Name Street Address City State Zip 

Sable Properties LLC 45 South Main Heber City UT 84032 
Frogley Investments 
LLC 

960 North 100 West Midway UT 84049 

Georgeann McNaughtan  1151 Pine Circle Heber City UT 84032 
Jeffrey Ellis 742 West 100 South Heber City UT 84032 
Spring Creek 736 LLC 736 W 100 S Ste 2 Heber City UT 84032 
Sable Properties LLC 45 South Main Heber City UT 84032 
BLB Properties LLC 753 E Valley Hills Drive Heber City UT 84032 
Amogora Holdings LLC 722 W 100 S Ste B Heber City UT 84032 
MHMoeller Holdings 569 South 500 East Heber City UT 84032 
Sunrock Building 
Materials Inc. 

730 North 1500 West Orem UT 84057 

Board of Education of 
the Wasatch County 
School District 

101 East 200 North Heber City UT 84032 

Larry Hansen 160 West 300 North Heber City UT 84032 
Timpview Investment 
Holdings LLC 

38 Frontier CT Saratoga Springs UT 84045 

Wasatch County 25 North Main Heber City UT 84032 
LWH Properties LLC 895 West 100 South Heber City UT 84032 
Richard N Reese Family 
Limited Liability 

P.O. Box 708490 Sandy UT 84090 

Richard M Buys Trust 675 West 100 South Heber City UT 84032 
Mountainland Technical 
College 

2301 Ashton Blvd. Lehi UT 84043 

Utah Department of 
Transportation 

658 North 1500 West Orem UT 84057 

H&D Lance Family 
LLC 

P.O. Box 526 Midway UT 84049 
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EXHIBIT F: VICINITY MAP 
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Ordinance 2023-41 Amendment to General Plan to Incorporate the 

Envision Central Heber Vision  
RESPONSIBLE: Tony Kohler, John Janson 
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Community Developoment 

 
SUMMARY 

As part of the public process to explore potential alternative scenarios for the downtown, central 
neighborhoods and the tourist/recreation area, a more specific plan and vision has been adopted, the 
Envision Central Heber Vision.  People+Place has been contracted with to manage this process and 
from a zoning and general plan perspective, to implement the Vision. The Planning Commission held 
a public hearing on October 24th. The intent for this change to the Envision Heber 2050 general plan 
is to modify and update several sections by making text and Future Land Use changes to assure 
consistency with the Central Heber Vision.  The Planning Commission recommended the update 
unanimously. 
 
RECOMMENDATION 

Staff recommends the City Council, after discussion, adopt the changes to the Envision Heber 2050 
general plan. Staff requests this process, the General Plan update and the C-3 zone update (a 
separate item) be completed by the end of the year. 

 
BACKGROUND 

The Envision Heber 2050 general plan was adopted several years ago.  It covers the downtown area 
but not in the detail needed for developing priorities/steps for the City to consider in 
implementation.  The Central Heber visioning process suggested changes to the general plan. The 
text of the Envision Heber 2050 Plan needed changes in several areas and these changes are 
covered in the Discussion section. 
  
Issues that were discussed in the process have been resolved through the City Council adoption of 
the Vision.  The Central Heber Vision is available on the City Website under the Envision Heber 2050 
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icon. 
  
The Planning Commission gave a unanimous recommendation to the City Council to adopt the 
Vision.  Only a few minor modifications were suggested by the City Council including expanding the 
Downtown Transition area to 200 East and 200 West to more clearly align with the CRA 
boundaries.  In addition, some of the districts were suggested to have name changes with the most 
significant being the “Tourist/Recreation” district being changed to the “Recreation and Arts” district. 
  
An open house was held, October 11th, to discuss changes to the C-3 zone and General Plan to 
implement the Central Heber Vision.  Input that concerned the Vision/General Plan was focused on 
parking and traffic concerns. These are studies/projects beyond the scope of this General Plan 
update. 
  
The City Council adopted the Vision in October. 
 
DISCUSSION 

The proposed changes within this update of the Envision Heber 2050 general plan are not meant to 
be a complete overhaul/update of the Plan.  These changes simply update the Plan where more 
specifics or potential conflicts arise from the adoption of the Central Heber Vision.  It is not the intent 
of these changes to address the entire Envision Heber 2050 plan. 
  
The specific changes include: 

1. Slight updates to the introductory letters to mention the Central Heber Vision and to recognize 
the current City Council and Planning Commission 

2. Changes in Chapter 2 to include the Central Heber Vision/process  
3. Changes to the Future Land Use map including district names and boundaries, in Chapter 3 
4. Slight changes to the Quality Neighborhoods chapter with a name change from the Historic 

Core section with Central Neighborhoods from the Vision map, Chapter 
5. Replacement of the Downtown section and Tourist Recreation sections with text from the 

Central Heber Vision in Chapter 5. 
6. Some updates to the last chapter (10), General Plan Priorities, reflecting project priorities from 

the Visioning process 
7. The addition of the Vision summary poster to the appendix 
8. Changes to the explanatory definitions for the associated Future Land Use chart, especially 

for: 
o the Historic Core Neighborhood becomes the Central Neighborhoods with 

reduced densities 
o Downtown becomes the Historic Downtown coupled with Outer Downtown 
o Tourism/Recreation becomes the Recreation and Arts District 
o The 100 South corridor is defined 
o The Downtown Transition area is defined (new) 
o Building heights are defined as well as uses 
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FISCAL IMPACT 

Potential to incentivize growth in the Downtown, Recreation and Arts District, and the connecting 
corridor along 100 South. 
 
CONCLUSION 

The significant outreach public process has led to a citizen generated Central Heber Vision, that 
necessitated updates to the Envision Heber 2050 General Plan. 
 
ALTERNATIVES 

Since the City has adopted the Central Heber Vision, these changes to the general plan simply 
create consistency with the Vision and the General Plan. 

 
POTENTIAL MOTIONS 

N/A 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Planning 
Tony Kohler, Community Development Director 

 
EXHIBITS 

1. Ord 2023-41 General Plan 
2. 2023 General Plan Update 
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ORDINANCE NO. 2023-41

AN ORDINANCE REVISING THE GENERAL PLAN OF THE CITY TO INCORPORATE 
THE ENVISION CENTRAL HEBER VISION.  

BE IT ORDAINED by the City Council of Heber City, Utah, Envision Heber 2050, the Heber 
City General Plan, is hereby amended and replaced with Exhibit 1.

This Ordinance shall take effect immediately upon passage.

 
PASSED, APPROVED and ORDERED TO BE PUBLISHED BY THE HEBER CITY 
COUNCIL this ______ day of ___________ 2023.

AYE NAY  ABSENT    ABSTAIN
Rachel Kahler _____ _____  _____ _____
Michael Johnston _____ _____  _____ _____
Ryan Stack _____ _____  _____ _____
Scott Phillips _____ _____  _____ _____
Yvonne Barney _____ _____  _____ _____

APPROVED: 

_____________________________ 
Mayor Heidi Franco 

ATTEST: 

_____________________________ Date: __________________ 
RECORDER
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Exhibit 1
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Heber City Envision 2050

General Plan
Updated November XX, 2023
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March 17, 2020

Dear Heber City Residents: 

The General Plan is the primary tool for guiding the future of Heber City. It contains the community’s goals and policies on 
character and design, land use, open space and the natural environment, business and economics, neighborhood vitality, 
transportation and growth. It shapes the physical form of the City, yet it also addresses other aspects, such as community 
services, protection of sensitive lands and the character of neighborhoods and the community. 

The General Plan provides a guide for day-to-day, short- and long-term decision making. Heber City’s General Plan has three 
interrelated roles:
•	 It is an expression of the community vision, aspirations, values, and goals;
•	 It is a decision-making guide; and 
•	 It fulfills State legal requirements.

The previous General Plan was adopted by a former City Council on July 3, 2003. The General Plan needed to be updated to 
reflect significant community changes and events such as rapid population growth, increased traffic and annexations. The 
City desired to have a very transparent and inclusive process for updating the plan so that its goals and policies would reflect 
the values of the community. Residents responded through several surveys, public meetings, public outreach at public events 
and online sources, steering committee meetings and open houses, and expressed concern about the need for better parks, 
gathering spaces, economic development, open space, trails, streets, dark skies, development patterns and the downtown.

The new General Plan incorporates the required sections of state law. Some of the state mandated elements have been 
combined, and some have been expanded beyond what is required. The plan is arranged into chapters categorized by the 
important principles identified by residents in developing the Heber City Vision Statement. These principles include (1) 
Quality Neighborhoods, (2) Centers and Gathering Places, (3) Open Space and Rural Character, (4) Outdoor Recreation, (5) 
Parks and Trails, (6) Mobility and Streetscapes and (7) Jobs and Economic Development.

The General Plan’s goals and policies are implemented through ordinances, regulations, ongoing procedures, 
recommendations from City boards and commissions, and decisions made by the City Council. The General Plan is also 
carried out by private actions and initiatives in the community. This new plan will provide a new vision to guide the growth of 
the community for the next 30 years; thus, its name, Heber City Envision 2050. 

Sincerely, 

Kelleen Potter, Mayor
Heidi Franco
Wayne Hardman
Ryan Stack
Rachel Kahler
Mike Johnston

2020 Heber City Council
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Introduction

Heber City is at a crossroads in the midst of 
significant growth along the Wasatch Back. The 
City can choose to let development shape it, 
or the City can choose to shape development. 
Shaping a city is what planning is all about, and 
the effort to refresh city planning strategies is best 
initiated through a city’s general plan – a vision for 
the future.

Heber City is located in a beautiful rural setting, 
but the growth that is being planned in areas 
beyond the community threatens the values that 
residents hold dear. They value open space, the 
rural atmosphere and the small town feel. These 
values could be compromised by the influx of new 
development if development does not meet the 
expectations of residents. This fact is not offered 
to imply that new growth is negative in some 
manner, but simply to suggest that new growth 
needs to help achieve Heber’s vision for the 
future. 

1: INTRODUCTION

The Big Question Is Not “Will We Grow?”, but “How Will We Grow?”
Heber’s population is expected 
to double by 2050. This 
population projection reflects 
numbers developed by our 
state, which provides population 
projections as a part of its 
planning. The state effort is 
informed by local government 
input. 

The larger context of Heber 
City is Wasatch County, which 
is experiencing similar growth 

A Context of Growth

While Heber residents enjoy tremendous quality 
of life in the heart of a beautiful valley, the City 
also grapples with another reality: its context in 
a rapidly growing state and region. Utah’s growth 
continues to be mostly homegrown due to the 
larger average size of our families, but the state 

also attracts many new residents, who come for 
economic opportunities and the quality of life that 
places like Heber City offer. Just like the state as 
a whole, Wasatch County is experiencing rapid 
growth, expecting to double its population by 
2050, reaching nearly 70,000 residents. Like the 
County, Heber City itself is likely to double its 
population by 2050, to reach a total of more than 
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INTRODUCTION

30,000 residents. And growth is nothing new to 
the City. A 2018 Salt Lake Tribune article noted 
that for the second year in a row, Heber ranked 
No. 1 for growth among the nation’s smaller 
“micropolitan areas,” with populations between 
10,000 and 50,000. Growth is a part of Heber’s 
past, present and future. 

What Does Growth Look Like? 

Until the 1990s, Heber City’s growth was 
concentrated in its historic core, featuring a tidy 
grid of residential streets surrounding Main Street. 

In subsequent decades the City’s growth pattern 
changed. The City grew beyond its grid and into a 
pattern that included strip commercial and more 
dispersed residential growth. Between 1963 and 
2015, the City’s footprint grew by about 2.5 times, 
with most of that growth happening in the last 
couple of decades. The visioning process explored 
land well beyond Heber’s current boundaries, so 
residents and the City could be proactive about 
lands surrounding the city—land that Heber 
influences and is influenced by.

Heber City: Growth in Recent Decades

Key Facts: Population 

17,093 
2019 Population

4.5%
2010-2019 Population Growth Rate

29.4

Median Age

3.4

Ave Household Size

$62,826
Median Household Income (2019)

Educational Attainment

9%

No High School

21%

High School 
Graduate

37%

Some College

21%

Bachelor’s/Grad/
Prof Degree

Source: ESRI/American Community Survey
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Issues Surrounding Growth

As the major regional hub for Wasatch County, 
Heber is central to many issues facing the greater 
area. The location, within a short drive of two 
major ski resorts with a third under construction, 
is in an area brimming with world class, year-round 
outdoor recreational opportunities, yet it is not far 
from the Salt Lake and Provo/Orem job markets. 
Combined, these factors suggest continued strong 
growth into the distant future. Rapid recreation-
oriented growth and access to strong job markets 
also affect housing affordability. Increasingly, the 
ability to buy a home is out of reach for first-time 
home buyers, and workforce housing is in short 
supply. Household income is not keeping pace 
with rising housing costs in Heber.

Only 1 in 5 of Heber City residents work in Heber City 
proper; most others work in Park City, Salt Lake County, 
Utah County, or other communities in the area.

Median Household Income and Median Home Sales Price

This chart shows Heber City’s median income in tan, and Wasatch County’s median home price in brown. Income 
has not kept up with rising home prices. What’s even more interesting is the annual income needed to buy a 
median priced home. In 2010, it was $60,000. Now it’s $94,000. Increasingly, housing is out of reach for low to 
median income residents. 

How growth is managed is a primary question for 
all of Wasatch County. In Heber itself there are 
many important issues that are being addressed 
with additional studies:
•	 The future of Main Street
•	 A new high school

•	 Airport expansion
•	 Bypass roads
•	 Housing affordability
•	 Transit feasibility
•	 A parks system master plan
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Establishing Direction: The Role of 
a Vision and General Plan

General plans are the foundation that establishes 
direction on the “big” issues. Heber’s Envision 
2050 visioning process started with a survey, 

a web site and then a workshop intended to 
ascertain issues of importance to everyone in the 
community. A community values assessment and a 
land use visioning exercise resulted in a vision map 
and vision principles. The vision map and principles 
became the foundation for this general plan.

Heber City’s visioning process, Envision Heber 
2050, described in Chapter 2, was a grassroots 
conversation about the future of the City. It 
provided an opportunity for Heber City residents 
to explore issues surrounding Heber’s future and, 
in that context, conceptualize together the future 
they want to create. The process identified what 
residents need to preserve and enhance quality of 
life today, but also the quality of life for the City’s 
children and grandchildren. Finally, the process 
laid the foundation for the development of this 
general plan, which represents a road map to the 
future envisioned by the public. Rather than diving 
into the general plan update, the visioning process 
provided the space to ask, “What do people want 
and how will our City provide it?” before moving 
directly to implementation strategies, which are 
embodied in the general plan.

INTRODUCTION

2023 General Plan Update

In 2023, Heber City updated this general plan 
to include the Central Heber Vision, a guide for 
future growth and development in the Downtown 
District blocks surrounding Main Street, the 
Central Neighborhoods in the City’s core, and the 
Recreation and Arts District on the west side of 
town. Chapters two and five contain most of the 
updates.
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2: HEBER CITY VISION

Heber City Vision 

Heber City is nestled in a green valley, brimming with historic agricultural uses, 

the beautiful Provo River, and unmatched views of the Wasatch Mountains. 

Our residents value this beautiful and unique setting and are committed to 

preserving its character while growing and nurturing our City. Together, we 

desire to: 

•   preserve the beautiful open lands that surround us;

•   create friendly neighborhoods and centers that focus homes, jobs, 

shopping, and recreation into places where we gather and interact regularly;

•   enhance and strengthen downtown—the heart of our community; and

•   grow, promote and diversify our recreational opportunities.

By focusing our growth in specific areas, we foster a vibrant community and a 

quiet countryside—a place residents and visitors alike will enjoy for generations 

to come. 
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Topic Area Vision Statements and 
Guiding Principles 

Quality Neighborhoods 
Heber City’s neighborhoods thrive because all 
of them are valued for their unique characters, 
amenities and context. Residents with a range of 
incomes have access to great places to live, and 
all residential neighborhoods are stable, attractive 
options.

Principles:
1.	 Heber City will honor and enhance existing 

neighborhoods and increase their walkability. 
2.	 Heber City’s new neighborhoods will be 

walkable and blend a variety of housing 
options and shared open space amenities. 
New neighborhoods will be within walking 
distance of a center, where neighbors can 

gather.
3.	 Rural and mountain residential clusters will 

enable residents to live in neighborhoods 
where housing is focused in a smaller 
area, resulting in the majority of natural 
lands reserved for shared open space with 
recreational, equestrian or agricultural uses.

4.	 Heber will maintain its clean air and dark skies 
so the City is a healthy and beautiful place to 
live.

Centers & Gathering Places 
Centers enable Heber to maintain a small town 
feel by focusing new growth into distinct areas 
rather than dispersing growth across our City’s 
surrounding open lands. Centers focus activities, 
providing a home base for visitors and a “living 
room” for residents.

Principles:
Downtown, Heber’s historic center, will develop 
into an even stronger center and remain the 
heart of the community. Main Street, together 
with surrounding blocks, is a local and regional 
destination.
1.	 Heber preserves, enhances, and improves 

access to its valued places and buildings on 
Main Street.

2.	 Heber improves pedestrian and bike 
accessibility, parking, and traffic conditions 
along Main Street.

Shared Values
Heber City residents share common values that will 
guide our growth:
•	 We value our people and the friendly, caring 

atmosphere that we create together. 
•	 We value maintaining a small town feel even 

as we grow. 
•	 We value an outdoor lifestyle and recreational 

opportunities, with the ability to access and 
enjoy the lands that surround us. 

•	 We value the beauty of our mountain valley 
setting.

•	 We value a thriving downtown, the heart of 
our City.

•	 We value proactive planning to realize the 
future we envision.

HEBER CITY VISION
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3.	 Underused spaces are reimagined into 
significant new places to work, live and enjoy 
time together.

4.	 Downtown is a regional destination for annual 
gatherings and traditions that Heber residents 
and visitors enjoy. 

New centers will be strategically located, 
connected to each other and the greater 
community, and offer walkable access to amenities 
and day-to-day needs.
1.	 New centers should encourage many distinct 

features: outdoor gathering spaces; parks and 
plazas, schools; community centers; a mix 
of shopping, restaurants, offices; as well as 
a variety of housing choices, including more 
affordable options.

Open Space & Rural Character
Heber City draws a clear distinction between what 
is city and what is country, maintaining a distinct 
city that is surrounded by open land, valuable for 

its beauty, ecology and agricultural function.

Principles:
1.	 Heber actively works with neighboring 

communities and Wasatch County on 
strategies to implement the permanent 
protection of farmlands, natural open spaces, 
and rural character, to keep the distinct 
separation between communities.

2.	 Heber City will work with the County and 
surrounding communities to create permanent 
farm and mountain land protection through 
such mechanisms as conservation easements 
and partnerships. 

3.	 Heber actively clusters development to focus 
growth and protect remaining open land from 
dispersed development. 

Outdoor Recreation, Parks & Trails
For Heber residents, outdoor recreation is a 
lifestyle and a passion. Both new and existing 
homes should have walking access to parks, trails 
and other outdoor amenities.

Principles:
1.	 Trails connect residents to other 

neighborhoods, downtown and new centers.
2.	 Trails provide access to the City’s beautiful 

setting, including nearby canyons, mountains, 
lakes and the Provo River.

3.	 All neighborhoods have access to a park 

within walking distance, whether it be a 
neighborhood park or a regional recreation 
facility.

4.	 In general, recreational opportunities are 
diverse, well-maintained and accessible. 

5.	 Heber City meets its current and future park 
system needs through obtaining lands and trail 
corridors for a connected system of parks and 
trails.

Mobility and Streetscapes
Heber’s streets are safe and inviting for all travel 
modes, including pedestrian, bike, car and bus. 
1.	 Heber emphasizes walkable streets that are 

comfortable and inviting for people walking 
and biking. 

2.	 As Heber grows it continues using a well-
connected street network system, similar to 
the historic pioneer grid. 

3.	 Heber maintains a system of bike routes 
around town, with access to desired 
destinations, and collaborates with 
neighboring communities on regional bike 
routes.
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4.	 Heber works with neighboring communities 
and the County on a bus system to connect 
our City with surrounding cities and nearby 
regional centers, including Salt Lake, Park City 
and Provo/Orem.

Jobs and Economic Development 
Heber’s economic vitality enables most residents 
to work in town if they choose. The City attracts 
and partners with employers in key industry 
sectors to locate downtown, in new town centers 
and in the business center on the south end of 
downtown.

Principles:
1.	 Heber fosters an environment that supports 

local business.
2.	 Heber supports and grows its emerging 

recreation and tourism industry, as well as 
opportunities in technology, research and 
development, professional/office, medicine/
healthcare and light manufacturing.

3.	 Heber continues to support its historic 
economic status as a support center for 

“The future is not some place we’re going 
to, but a place we are creating. The paths 
to it are not found, they are made.” 
			   –Jane Garvey

A Public Stakeholder Process
The process included a large steering committee of 
residents and community leaders—a diverse group 
of people with varied ideas but with a commitment 
to a public process and the greater good of Heber 
City. The steering committee met regularly, 
ensuring the visioning process would:
1.	 Provide research and information to the public 

both in person and online;
2.	 Seek broad public input through a variety of 

events and online opportunities;
3.	 Build the vision directly from public input;

Even a minor course adjustment can 
have significant long-term impact. 
Visioning helped residents and leaders 
take a 30,000 foot view of Heber and 
to look out a few decades. It may seem 
hard to see the effect of a visioning 
process when so much is happening 
in our community in the present time. 
However, like a rudder that turns a ship, 
even small adjustments, while they 
may not seem to make much difference 
initially, over the long term make a giant 
impact on where a ship ends up. The 

What is Envision Heber 2050? 

Heber City’s visioning process, Envision 2050, was 
a grassroots up conversation about the future of 
the City. It provided an opportunity for Heber City 
residents to explore issues surrounding Heber’s 
future and, in that context, imagine together the 
future they want to create. The process identified 
what residents need to preserve and enhance 
quality of life today, but also the quality of life of 
the City’s children and grandchildren. Finally, the 
process laid the foundation for the development 
of this general plan, which represents a road map 
to the future envisioned by the public. Rather than 
diving into the general plan update, the visioning 
process provided the space to ask, “What do 
people want and how will our city provide it?” before 
moving directly to strategies, which are embodied 
in the general plan. The vision and principles on 
preceding pages are the result of the Envision 
2050 process.

Vision Process Goals
1.	 Identify, honor and address values and “big 

ideas/issues.”
2.	 Create a vision statement and principles to 

the guide general plan and to be a standard to 
weigh current and future decisions against.

HEBER CITY VISION

Page 220 of 401



9

4.	 Use transparent methods throughout, so the 
nexus between what the public input and the 
resulting vision was clear; and

5.	 Build momentum for implementation as 
residents and City leaders had conversations 
together and built trust.

The steering committee reviewed all feedback 
from the public and used it throughout the process 
as it worked alongside City leaders and consultants 
to create options for further public consideration 
as well as the final vision and principles. 

Envision Heber’s website, EnvisionHeber.com, 
provided transparency throughout the process, 
supplying project updates, breaking news and 
project progress, while also providing ways for 
people to share their ideas through several online 
surveys. Combined with in person events, the 
website delivered a locally unprecedented level of 
transparency and public outreach so that citizens 
could easily understand and trust the process.

A Scenarios Process
While the visioning process was a public process, 
it was also a scenarios process, which built a 
range of potential futures based on various 
conventional trends (trend scenario) and the 
public’s ideas (alternative scenarios) and compared 
them, to explore the long-term consequences of 
the choices they could make today. Ideas from 

citizens shaped the scenarios, 
and feedback on those scenarios 
shaped the vision. The visioning 
process enabled residents to 
identify the best options while 
acknowledging the reality of 
growth.

How Will Heber Grow?
Heber City’s 2050 baseline 
projection (at right) is a picture 
of what growth might look like in 
2050 if we simply follow existing 
zoning and grow in the patterns 
we have in the recent past. This 
scenario contains 12,900 new 
households, which includes 
the state’s 2050 projection for 
Heber City, while also capturing 
approved units outside the City 
but in the vision study area. Will 
Heber add 12,900 households to 
the vision study area by 2050? We 
don’t know. We might by 2040, 
or by 2060—we just know that 

In this image, recent growth trends are 
projected out to 2050. Each red or pink 

dot represents a new household. If we 
follow recent trends, our future includes 

a dispersed pattern of growth.
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we are likely to grow a lot, and it will be helpful 
to identify the growth patterns Heber residents 
prefer, so that when more growth comes, the City 
will be well prepared. The baseline projection 
is helpful because it shows our likely growth 
pattern if Heber follows recent trends. We can 
ask proactively, “Is this how we want to grow? 
What does this growth pattern mean for community 
identity? Jobs? Recreational opportunity? Rural 
atmosphere and agricultural heritage? Housing 
affordability? Downtown?” In contrast to the 2050 
baseline projection, which simply carries current 
trend forward, a vision scenario charts a deliberate 
course toward a future that residents want.

Public Meetings and Online 
Feedback

First Public Workshop (March 2019) 
and Online Survey

Heber residents participated in a public workshop 
to explore Heber’s context of growth and 
brainstorm options for the City’s future. Residents 
were asked, “What do you value?” They added 
dozens of sticky notes to posters, answering 
questions about what they cared most about. A 
second activity at the workshop asked people to 

imagine Heber’s future in 2050, and to answer the 
following questions through a mapping exercise:

•	 As we grow, what do we need to hold on to? 
•	 How shall we accommodate anticipated growth?

Tables of residents created 25 maps identifying 
how the City should accommodate and plan for 
growth while preserving and enhancing quality of 
life. Together, these activities enabled residents to 
identify what matters most to them and to voice 
preferences in the context of both their values and 
the reality of growth. Workshop presentations and 
a companion survey were also available online.

HEBER CITY VISION
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Thousands of Heber Citizens Helped 
Create the Vision
•	 3 = public meetings
•	 2 = mailers to every household 
•	 Lots! = print/radio presence
•	 23,324 = social media reach
•	 2,500 = unique visitors to website
•	 1200+ survey responses

What do Heber Residents Value? 

In addition to basic values, there were also a number 
of big ideas that rose to the top after hearing from 
residents at the workshop and reviewing online 
feedback. Six big ideas were identified:

1. Open Space/Rural Character Preservation

The desire to preserve open space and Heber’s rural 
character is not a new idea, but it was a loud and clear 
message, especially in regard to the North Fields. As 
the City and its residents contemplate open space 
preservation, they will need to acknowledge that 
property owners possess a “bundle of rights” that 
run with the land, including development rights, 
based on their zoning classification. Permanent 
open space preservation involves employing many 
strategies, including moving development rights and 
building them elsewhere, selling development rights, 
exchanging open spaces, conservation easements, 
zoning for large agricultural parcels, etc. Many of those 
strategies require both a voluntary seller and a funding 
source, likely a public one. 

2. Trails

Heber residents want 
to connect their 
neighborhoods with 
the mountains and 
lakes that surround 
them. They imagine 
continuing the Provo River Parkway up the canyon 
and into the valley (connecting Deer Creek Reservoir 
and Jordanelle Reservoir), accessing the mountains, 
and connecting priority destinations, including new 
centers. 

3. Centers

A center combines 
the ability to live, 
work, learn and 
play all in one 
walkable place. 
This idea is similar 
to historic town development, in which most places, 
including homes, shops, workplaces and schools, were 
connected to one another with a series of walkable 
streets. New centers were identified as important to 
future development.

4. Downtown Enhancement (Preservation and 
Redevelopment)

There is significant interest in enhancing Heber’s Source: Jake Young
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Second Public Open House           
(May 2019)

The maps created by workshop participants and 
online survey feedback were used as the basis for 
alternative scenario development. The scenarios 
created from public feedback explored different 
ways Heber could grow, in contrast to the trend 
scenario. At an open house and online, residents 
reviewed the scenarios to identify the components 
of each scenario they preferred and didn’t prefer.

historic center, 
downtown. One 
concept embodied in 
this idea is preserving 
and restoring the 
spaces and buildings 

downtown that make Heber, Heber. The second 
concept is reimagining spaces that are underused. Most 
newer retail spaces turn over every 25 years or so. As 
these spaces do so, there is opportunity to revitalize 
downtown. Adjacent mixed use is also embraced.

5. Neighborhoods with Open Space

Heber residents want 
to build subdivisions 
that include a variety 
of homes as well 
as significant open 
space amenities—a 

neighborhood a park, tree-lined streets or trails, maybe 
a community garden. They also explored neighborhoods 
that are mostly open space, with larger acreage reserved 
for farming, recreation, or shared equestrian facilities, 
with homes clustered onto a small amount of the land.

6. Small Town Character (Even as We Grow)

Heber residents want to maintain a small town feel even 
as the City grows. The following encourages small town 
feel:

•	 Separation: open 
lands surround 
the town, so it 
remains distinct 
from nearby 
communities 

•	 Downtown: a distinct and vibrant place, 
the destination and commercial center of a 
community

•	 Building heights: 
building heights 
encourage 
a vibrant 
downtown with 
enough stories to 
promote a strong economy without feeling like a 
big city

•	 Unique character: preserve historic architecture; 
support local businesses 

•	 Gatherings/gathering places: city residents 
gather and celebrate together at more regular 
traditional annual events

•	 Village/neighborhood component: residents live 
in neighborhoods 
or villages that 
enable them to 
see the people 
they know more 
often

HEBER CITY VISION
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Trend Scenario

Scenario A: 
Bedroom Community (Baseline Projection)

North Fields
Overall, rural 20-acre zoning maintained

Business Park 
major job center

Bedroom Community (Baseline Projection)

New Growth
This scenario simply tries to provide a picture of what the Heber area could 
be like if we continue to grow in the same pattern that we have grown in 
the recent past. Generally following current zoning and the development 
trends of the last 20 years, new residential growth is dispersed with some 
focus at the edges of Heber City. Housing is mostly in the form of medium to 
larger lot standard subdivisions. Most new shopping and jobs are located at 
the edges of town or spread out along highway corridors. The North Fields 
remains mostly open, with some development at the Hwy 40/River Road 
junction.

Conventional Subdivisions, 
Townhomes and Multifamily

more intense 
(multifamily, townhomes)

less intense 
(as large as rural 20-acre lots)

Scenario A

Conventional Subdivisions 
1/2-acre and larger lots

North Village Residential
some townhomes, mostly conventional 

subdivisions with 1/4 to 5-acre lots; buildings 
up to 3 stories high

North Village Commercial/Residential 
office, retail, service, multifamily and 

townhomes; buildings up to 3 stories high

Downtown
no significant change downtown; new 
development tends to happen in strips 
at either end, providing some housing, 

hospitality, jobs, shopping, entertainment 
and dining options; buildings up to three 

stories high

Conventional Subdivisions
1-acre lots and larger

Townhomes and Multifamily
•	 Attached	housing	that	typically	ranges	from	
15	to	25	units	per	acre	and	that	may	include	
common	open	space	areas	or	recreational	
facilities	

Conventional Subdivisions
•	 Subdivisions	that	typically	include	uniform	
lot	sizes	and	streets,	sometimes	with	sidewalks,	
park	strips,	occasional	street	trees,	street	lights,	
and	curbs
•	 Individual	subdivisions	may	include	rural	20-
acre	lots,	5-acre	lots,	1-acre	lots,	½-acre	lots,	
¼-acre	lots,	or	1/10-acre	lots
•	 Character:	open	space	largely	in	people’s	
back	yards;	more	likely	to	drive	to	day-to-day	

Office Light Industrial/R&D

•	 Shopping	and	employment	is	typically	
supplied	in	commercial	strips	or	big	box	format	
at	either	end	of	town	or	by	filling	in	the	office	
park	on	the	south	end	of	town.
•	 Character:	prioritizes	parking	lots	along	
roadways	with	buildings	toward	the	back;	most	
people	access	shopping	and	employment	by	
driving

Shopping and Employment Business Park

Strip Commercial
new development likely at either end of downtown

Open Space Preservation: large 20-acre lots preserve rural feel zoning precludes development on 
slope over 30%

Trails: trails identified in city master plan (see map legend, bottom right)

Sewer F
ields

Public Preferences: 
What Did We Learn?
Overall, 76% of residents preferred Scenario 
C or Scenario D, with only 24% preferring the 

The Numbers: Survey Results
Preferred approach to community life? 

79%....prefer centers, either smaller town 
centers or larger destination centers over 
conventional subdivisions.

Preferred approach for new development? There’s 
a lot of interest in new neighborhood forms over 
conventional subdivisions.

46%: Neighborhoods with open space
44%: Rural residential clusters
9%: Conventional subdivisions

Best approach for affordable housing?

75%: Blend it in [Blend compact single family, 
townhomes, apartment homes into neighborhoods 
(38%) or centers (37%).]
25%: Isolate it (Edges of town or along Hwy 40)

Streets: preferred emphasis?

85%: Walkable streets with sidewalks and 
street trees, with buildings lining the streets 
and parking to the side or behind buildings

Level of support for a bus system?

84%: Support [Fully support (59%) or 
somewhat support (25%)]

Trail you’re most excited about?

66%: Lake-to-lake (Connect Jordanelle and Deer 
Creek via Provo River)

Preferred approach to economic development?

68%: Attract more/substantially more family-
sustaining jobs
33%: Remain a bedroom community

Industries most important to Heber’s future? (Top 3) 

•   Recreation and tourism
•   Agriculture
•   Tech/research & development

Preferred approach to conserving the North Fields?

Almost half want to permanently protect the North 
Fields by purchasing land or development rights, 
and there’s a lot of support for maintaining 20-acre 
zoning.

Approach to conserving the Jordanelle Mountains?

77%: In addition to precluding development on 
steep slopes, significant open space is permanently 
preserved by clustering development in town 
centers

Components that best define “small town” 

1.  Unique character
2.  Separation (open space between communities)
3.  Gatherings/gathering places

% that prefer scenarios C/D, featuring centers & open 
space, to address the following values and goals:

78%: small town feel
78%: goals for open space
77%: goals for preserving views & scenic beauty
79%: fosters a friendly atmosphere
76%: overall preferred scenario
79%: best addresses needs of future residents
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Scenarios Created with Ideas from the Public

Scenario B: 
Corridor Focus

Scenario C: 
Town Centers with Neighborhood Open Space

Scenario D: 
Destination Centers with Rural Open Space

Sewer F
ields

Destination Centers Surrounded by Rural Open Space

New Growth
This scenario features permanent preservation of cherished open lands and 
views while focusing growth in three strong centers: a revitalized downtown 
and new destination centers at both the Hwy 40/River Road junction and in 
the mountains. Access to open space includes long, linear trails connecting 
the centers and the lakes.  

New rural residential clusters feature housing 
on about 25% of lands, while permanently 
preserving approximately 75% as open space, 
which could be used for farming, shared 
equestrian facilities, etc.

Rural Residential Cluster

Overall Character: walkable streets with 
sidewalks, street trees and outdoor gathering 
areas; buildings front the street with parking 
on street or behind buildings in the interior of 
blocks; welcoming to locals and tourists alike

Downtown: While preserving/restoring historic 
buildings, downtown sees significant infill and 
redevelopment, which provides housing, jobs, 
shopping, entertainment and dining options, 
and hospitality/hotel. Buildings may feature 
lower level retail or commercial and upper level 
offices, housing and hotel rooms. Downtown is 
a center for housing and quality jobs.

North Village: The village features day-to-
day services and shopping, hospitality and 
recreation amenities; center includes clustered, 
walkable neighborhoods with housing in a range 
of densities, lot sizes and types.  

Jordanelle Mountains: Mountain destination 
center with day-to-day services and shopping 
as well as hospitality and recreation amenities; 
center includes housing in a range of densities, 
lot sizes and types. 

Destination Centers: more intense 
(some buildings up to 5 stories)

less intense 
(apartment homes, townhomes, 

smaller lot single family)

Trails: emphasis on long, linear trails, including 
a lake-to-lake trail along the Provo River

lake-to-lake trail via Provo River, trails 
connecting destination centers

trails identified in city master plan (see map legend, bottom right)

some new big box, office and 
light industrial development

Scenario D

Open Space Preservation: permanently protected open space open space preserved by clustering 
development in destination centers

North and South Fields are permanently protected. Land or development 
rights are purchased, and conservation easements are placed, precluding 
future development.

Mountains: Ridgelines, slopes, canyons and portions of mountain valleys 
are preserved through zoning (which precludes development on slopes 
over 30%) and clustering development into centers.

approximately 75% preserved open space, 25% housing

Bus Service: runs between Park City, Heber, 
and Provo; transit hub in downtown Heber

Downtown 
Destination Center

Permanently Protected Open Space

Rural Residential Clustering

North Village
Destination Center

Jordanelle Mountains
Destination Center
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New Growth
Growth is focused around six smaller town centers that are connected by a 
series of trails. Town centers are supported by surrounding neighborhoods 
that include internal open space and trails. Open space is largely preserved 
by maintaining rural 20-acre zoning and through the subdivision process by 
clustering development.

•	 Subdivisions	that	typically	include	flexible	
lot	sizes,	a	mixture	of	housing	types,	and	open	
space,	including	a	prominent	park,	tree-lined	
sidewalks	or	trails	and,	perhaps,	a	community	
garden	or	small	plot	farm,	equestrian	facility,	or	
other	common	open	space	use.
•	 Character:	emphasizes	common	open	space	
with	generally	smaller	backyards;	more	likely	
to	walk	to	recreational	amenities	and	to	town	
centers	for	to	day-to-day	needs	

more intense 
(up to 1/10 acre lots)

less intense 
(up to 1/2 acre lots)

Neighborhoods with Open Space:

Town Centers: more intense 
(some buildings up to 3 stories)

Retail/Big Box Office Light Industrial/R&D

Open Space Preservation: large 20-acre lots preserve rural feel open space preserved by clustering 
development in town centers

Trails: trail/bike path connecting town centers

trails identified in city master plan (see map legend, bottom right)

Downtown
Preserve/restore historic buildings
Infill/redevelop for vibrant center

Hospitality

Business Center
Implement walkable streetscapes 

•	 Destination	for	living,	business,	
entertainment,	dining,	shopping,	outdoor	
gathering,	and	hospitality
•	 Includes	supportive	residential	uses,	
including	small	lot	single	family,	townhomes	and	
multi-family	as	well	as	schools	and	community	
centers
•	 Character:	mixed-use	buildings	and	walkable	
streets	with	sidewalks,	street	trees	and	outdoor	
gathering	areas;	buildings	generally	front	the	
street	with	parking	on	street	or	behind	buildings

Major	job	center	with	hospitality,	office,	light	
industrial,	and	some	big	box	built	to	front	
attractive,	walkable	streetscapes.	Buildings	up	to	
three	stories	high.

Business Center

Town Center Clusters with Neighborhood Open Space

Scenario C

Rural 20-Acre Lots

North Village South
Town Center

North Village
Town Center

Mountain Town Center

Lakeside Town Center

Southeast Heber Town Center1/2 to 5-Acre Lots

less intense 
(apartment homes, townhomes, 

smaller lot single family)

Sewer F
ields

New Growth
Growth is focused primarily along the Hwy 40 corridor, with larger lot 
subdivisions in outlying areas. Jobs are focused along the corridor and in an 
office park south of town.

•	 Attached	housing	that	typically	ranges	from	
15	to	25	units	per	acre	and	that	may	include	
common	open	space	areas	or	recreational	
facilities	

multifamily townhomes
Conventional Townhomes and 
Multifamily

Conventional Subdivisions more intense 
(up to 1/10-acre lots)

less intense 
(up to 5-acre lots)

Retail/Big Box Office Light Industrial/R&D

Open Space Preservation: large 20-acre lots preserve rural feel zoning precludes development on 
slope over 30%

Trails: bike path long highway 40

trails identified in city master plan (see map legend, bottom right)

Hospitality

•	 Subdivisions	that	typically	include	uniform	
lot	sizes	and	streets,	sometimes	with	sidewalks,	
park	strips,	occasional	street	trees,	street	lights,	
and	curbs
•	 Individual	subdivisions	may	include	5-acre	
lots,	1-acre	lots,	½-acre	lots,	¼-acre	lots,	or	1/10-
acre	lots
•	 Character:	open	space	largely	in	people’s	
back	yards;	more	likely	to	drive	to	day-to-day	
needs	and	recreational	amenities

•	 Shopping	and	employment	is	typically	
supplied	in	commercial	strips	or	big	box	format	
along	Highway	40	or	by	filling	in	the	office	park	
on	the	south	end	of	town.
•	 Character:	prioritizes	parking	lots	along	
roadways	with	buildings	toward	the	back;	most	
people	access	shopping	and	employment	by	
driving

Shopping and Employment

Corridor Focus

Scenario B

Big Box/ Business Park 
with multifamily & hospitality 

Corridor Development

Conventional Subdivisions

Dispersed Mountain Development
Conventional Subdivisions

Conventional 
Subdivisions

Rural 20-Acre Lots

Scenario A or Scenario B. Scenarios C and D 
explored variations of the “big ideas” that came 
from the public at the initial public workshop, 
whereas Scenario A simply projected trend, and 
Scenario B was judged by many residents not to 

be much different than Scenario A, though it did 
capture the feedback from some residents at the 
public workshop. Clearly, Heber residents want a 
future that is much different than a projection of 
recent trends. Heber residents embrace a future 

that preserves its open lands and creates vibrant 
centers for living and working.

HEBER CITY VISION
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Subdivisions that typically include flexible lot sizes, a 
mixture of housing types, and open space, including 
a prominent park, tree-lined sidewalks or trails and, 
perhaps, a community garden or small plot farm, 
equestrian facility, or other common open space use.

Character: emphasizes common open space with 
generally smaller backyards; likely to walk to recreational 
amenities and to town centers for to day-to-day needs

Neighborhoods with Open Space: more intense 
(up to 1/10 acre lots)

less intense 
(up to 1/2 acre lots)

Town Centers: more intense 
(some buildings 3-5 stories)

less intense 
(townhomes, small lot single family)

Overall Character: walkable streets with sidewalks, street 
trees and outdoor gathering areas; buildings front the 
street with parking on street or behind buildings

Destination Downtown: While preserving/restoring 
historic buildings, downtown sees significant infill and 
redevelopment, which provides housing, jobs, shopping, 
entertainment, dining options, and hospitality/hotel. 
Buildings may feature lower level retail or commercial and 
upper level offices, housing and hotel rooms. Downtown 
is a major center for housing and quality jobs.

North Village: The village features day-to-day services and 
shopping, hospitality and recreation amenities; center 
includes clustered, walkable neighborhoods with housing 
in a range of densities, lot sizes and types.  

Jordanelle Town Centers: Mountain destination centers 
with day-to-day services and shopping as well as 
recreation amenities; center includes housing in a range 
of densities, lot sizes and types. 

Light Industrial/R&D     Retail/Big Box     Office     Hospitality     Town Center

Job center south of downtown with hospitality, office, 
R&D/light industrial, and some big box built to front 
attractive, walkable streetscapes. Buildings up to three 
stories high. Also includes town center amenities and 
living, nearby neighborhoods with open space.

Walkable Business & Light Manufacturing /
Town Center

VISION

Heber City is nestled in a green valley, brimming with historic agricultural uses, the beautiful Provo 
River, and unmatched views of the Wasatch Mountains. Our residents value this beautiful and unique 
setting and are committed to preserving its character while growing and nurturing our city. Together, 
we desire to: 

• preserve the beautiful open lands that surround us;
• create friendly neighborhoods and centers that focus homes, jobs, shopping, and recreation into 

places where we gather and interact regularly;
• enhance and strengthen downtown—the heart of our community; and
• grow, promote and diversify our recreational opportunities.

By focusing our growth in specific areas, we foster a vibrant community and a quiet countryside—a 
place residents and visitors alike will enjoy for generations to come. 

Walkable Business & Light 
Manufacturing / Town Center
Implement walkable streetscapes 

This map illustrates one plausible way the vision 
principles could be applied between now and 2050.

Heber City Vision Map

Rural Residential Clustering

Rural Residential 
Clustering

Neighborhoods with 
Open Space

Existing Neighborhoods 
Preserved and Enhanced

Trails: emphasis on long, linear trails, including a lake-
to-lake trail along the Provo River

lake-to-lake trail via Provo River, trails 
connecting destination centers

trails identified in city master plan (see map legend, bottom right)

Open Space Preservation: permanently protected open space open space preserved by clustering 
development in destination centers

North and South Fields are permanently protected. Land or development rights are purchased, and conservation easements 
are placed, precluding future development.

Mountains: Ridgelines, slopes, canyons and portions of mountain valleys are preserved through zoning, which precludes 
development on slopes over 30%, and clustering of development into centers.

Bus Service: runs between Park City, Heber, and Provo; 
transit hub in downtown Heber

New rural residential clusters feature housing on 
about 25% of lands, while permanently preserving 
approximately 75% as open space, which could be used 
for farming, shared equestrian facilities, etc.

Rural Residential Cluster approximately 75% preserved open space, 25% housing

Existing Tourism 
Destination Enhanced

Downtown Destination Center
Preserve/restore historic buildings
Infill/redevelop for vibrant center

Jordanelle Lakeside 
Town Center

Jordanelle Mountains 
Town Center

North Village
Town Center

Neighborhoods with 
Open Space

Neighborhoods 
with Open Space

Neighborhoods with 
Open Space
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Public Vision Celebration 
The steering committee, City leaders 
and consultants used feedback from the 
public’s review of alternative growth 
scenarios to create a vision (see the 
vision and principles at the beginning 
of this chapter) that represents Heber’s 
values and hopes for the future. 
This vision was warmly received and 
celebrated at a final open house in 
August 2019. As with each step in 
the process, the website provided a 
complete summary of the process 
and its findings, as well as the vision 
itself. Heber City’s vision represents a 
collective effort of hundreds of citizens 
over many months to identify how they 
would like to grow between now and 
2050. It’s inspiring to see the common 
ground among Heber’s residents, and to 
know the City’s future direction!

The vision map depicts one plausible way the 
vision principles listed at the beginning of 

this chapter could be applied between now 
and 2050. It features significant open space 

preservation; a vibrant downtown, town centers 
and  business center; neighborhoods with open 
space; rural residential clusters; trails; and bus 
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A Vision for Central Heber

In 2023 Heber City updated its vision to include a 
detailed vision for Central Heber, which includes 
the Downtown District blocks near Main Street, 
the Central Neighborhoods in the City’s core, 
and the Recreation and Arts District on the west 
side of town and encompassing the Heber Valley 
Railroad depot area.

The Central Heber visioning process engaged 
hundreds of residents, business leaders, and 
other stakeholders in a variety of meetings, 
activities and events. Stakeholders guided the 
process, meeting six times over the course of the 
process. Six public meetings to enabled people 
to brainstorm possibilities through mapping and 
online surveys, evaluate scenarios through keypad 
polling and poster sessions, and come together at 
a final vision celebration. The vision and general 
recommendations from that process appear 
below. A large poster, pictured on the following 
page, provides detailed maps, recommendations, 
and illustrations, and is best viewed at 
envisionheber.com.

Central Heber’s Vision
The heart of our community and region, Central 
Heber is a destination area featuring unique 
shopping, dining, and gathering areas for residents 

and visitors who enjoy a welcoming and peaceful 
environment with a sense of history and place 
in a beautiful mountain valley. Downtown is our 
economic catalyst, featuring our historic center 
and working, living, and public gathering areas 
in a mixed use environment, which help support 
street level retail, restaurants, and entertainment. 
Outdoor-oriented local and regional recreation are 
features at our Recreation and Arts Destination, 
which is the place to go to enjoy the train, rent a 
bike, enjoy a ballgame, or plan regional recreational 
adventures. Heber’s quiet central neighborhoods 
provide places to live that are rooted in our history 
while also conveniently located nearby places to 
work, play, shop and dine.

General Recommendations
1.	 Highlight Heber’s sense of history and place in 

a beautiful mountain valley, and its welcoming 
and peaceful environment.

2.	 Create a walkable, bikeable central city, with 
safe and pleasant streets.

3.	 Connect destination places and districts with 
interesting, pedestrian-friendly routes.

4.	 Create increased living and working 
opportunities in the Downtown area, for 
economic resilience and to better support 
uses like shopping, dining, gathering, and 
entertainment.

5.	 Activate and connect public spaces on Main 

Street, including Heber City Park, Civic Center 
Block, and the Public Safety Block, adding 
amenities, activities, and attractions that 
people return to again and again.

6.	 Enliven the streets in Heber’s Downtown with 
features that provide interest and comfort and 
encourage repeat visits.

7.	 Create a new recreation/lifestyle gateway 
on the west side of town that supports 
existing and new arts, recreation, tourism, 
and outdoor-oriented pursuits, better 
positioning Heber as a destination for regional 
recreational opportunities.

8.	 Provide a small neighborhood dining/
shopping area near the train station to provide 
amenities adjacent to tourism and sporting 
events. 

9.	 Create a new missing middle neighborhood 
east of the planned high school to provide 
needed housing options.

10.	 Preserve Central Heber’s neighborhoods, 
enhancing their quiet, friendly atmosphere 
while providing options for new housing that 
fits into the historic fabric.
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Character 
Highly active destination downtown featuring live/work/play/shop/dine/gather opportunities; 
historic/classic architecture in Historic Downtown District and historic themed but more 
flexible architecture in outer Main.

Focus 
Major focus on business and housing that supports shopping/dining/playing/gathering; Heber 
City Park, Civic Center Block, and Public Safety Block provide active park/plaza space for 
gathering 

Features
Walkable streets, on-street parking district wide, alley pilot project(s) behind Main Street for 
a quiet dining/pedestrian experience, history walk on Main Street with a major feature at 
Civic Center Block, publicly owned historic buildings and places preserved, active destination 
public space at Heber City Park, Civic Center Block, and Public Safety Block

Placemaking 
Benches, outdoor dining areas, street trees, plaza space, fire pits/heaters, bike racks, 
activity structures, art/sculptures, planters, attractive streetlights

Activity Spaces to Consider 
Skating ribbon/rink, farmer’s market, rock climbing wall/boulders, food truck court, food 
hall, concert/event amphitheater, fitness stations, water feature 

Use Mix
Historic Downtown & Outer Downtown 
Residential & Lodging: missing middle/multifamily, hotel
Civic
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, office
Open Space: destination plaza/park
Commercial use required on Main Street-facing first floor facades in Historic Downtown, with 
limited percentage allowed for residential or office access doors
Residential allowed on Main Street-facing first floor facades in Outer Downtown
Downtown Residential Transition Area
Residential: single family, missing middle 
Retail/Restaurant/Office: neighborhood commercial allowed as a conditional use in 
Residential Transition Area east and west of Historic Downtown
Accessory uses: home-based business, attached/detached accessory dwelling units,  
Open space: pocket park/plaza

Parking
Striped on-street public parking district wide, private parking lots/garages but not fronting 
Main Street in Historic Downtown area, public parking lot/public parking garage possible in 
future phase

Building Height
Up to three stories allowed in Historic Downtown; with step backs up to four stories allowed 
Up to four stories allowed in Outer Downtown with step backs for buildings over three stories; 
up to five stories allowed if incorporating additional design features and affordable housing 
(on site or off site)
Step backs required for buildings over three stories on Main Street
Step backs required for buildings over two stores adjacent to 
publicly-owned historic places
Building height transition required; buildings in Historic 
Downtown on 100 West/100 East frontages limited to three stories 
or less; in Residential Transition Area east and west of Historic 
Downtown limited to two stores or less
Require other height-softening strategies (e.g. roofline variation, 
building modulation, attached features, corner cuts/plazas)

Visual Preferences
Style: mix of existing historic and new modern and traditional
Preferred building materials: brick, sandstone, glass, timbers, 
rock
Apply existing design standard for classic commercial requiring 
historic/classic commercial features (e.g. storefront), but with 
flexibility for a mix of styles, especially in Outer Downtown
Historic Downtown: increase existing design standards, and encourage a greater number of 
classical/historic building features

The Recreation & arts District 
The western gateway into Heber from Midway at 600 West and 100 South is anchored by a flex-space 
venue and plaza supporting the arts and recreational opportunities and lifestyle. It includes mixed uses 
focusing on meeting day-to-day needs of nearby residents and visitors, and supporting and expanding 
local and regional arts, recreation, and tourism opportunities. A small commercial area adjacent to the 
railroad depot provides convenient options for dining and services. Needed missing middle and more 
reasonably priced housing is provided east of the planned high school.

Character 
An outdoor-oriented district that lets Downtown shine while supporting local 
arts and recreational activities and regional recreational destination pursuits.

Focus
Outdoor and recreational lifestyle, arts

Features
Flex-space lifestyle center and gathering area; trails (including Spring Creek 
Canal Trail), trailheads, and a trail depot with bike rentals and repair; potential 
shuttle to Main Street, pedestrian and bike friendly boulevard along 600 West 
to connect the West Gateway and the Railroad Area

Placemaking
Wide sidewalks, benches, outdoor dining areas, street trees, plaza space, fire 
pits/heaters, bike racks, activity structures, art/sculptures, planters, attractive 
streetlights

Use Mix 
West Gateway
Residential & Lodging: hotel, housing in mixed use buildings with ground floor 
commercial
Civic: cultural assembly, performance and/or museum 
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, 
office (main floor retail/restaurant required)
Open Space: active plaza, pocket park, conservation garden
Parking: on-street public parking areawide, private parking lots 
Railroad Area
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, 
office 
Parking: on street public parking areawide, private parking lots 
New School Neighborhood 
Residential: missing middle, multifamily 
Open Space: neighborhood park

Building Height
West Gateway 
Up to four stories
Step backs required for buildings over three stories
Encourage other height-softening strategies (e.g. roofline variation, building 
modulation, attached features, corner cuts)
Railroad Area: 
Up to two stories
New School Neighborhood:
 Up to three stories

Visual
Style: classic materials and features, modern/clean lines
Preferred building materials: brick, wood/composite siding, sandstone, timbers
Design standards requiring classic commercial features (e.g. storefront), but 
with flexibility for a variety of styles (e.g. mountain modern)

definitions
Activated Alley: primarily a pedestrian space with extra-wide sidewalk or shared pathway, street trees, and seating/eating/gathering/event space. 
Destination Street: a pedestrian-friendly street with extra-wide sidewalk, street trees, seating/eating space, and on-street parking. 
Missing Middle Housing: a range of house-scale buildings with multiple units—compatible in scale and form with detached single-family homes that provide housing for 
middle income households. Examples include town homes and mansion homes.
Pedestrian Friendly Street: a street that feels comfortable for people,with wide sidewalk, street trees, and on-street parking.
Workforce Housing: a type of home that aims to provide affordable, safe, and comfortable living spaces for workers and their households. Examples include multiplex or 
stacked housing (apartments or condos).

The Downtown District
Downtown is characterized by a vibrant business environment and ample housing opportunities that 
support dining, shopping, playing, and gathering opportunities, providing a strong destination in the heart 
of Heber City. Historic Downtown (300 North to 300 South) features the richest suite of options for people 
to return to again and again, from restaurants and shops to inviting public spaces and streets, making the 
area a strong destination for residents and visitors. Alleys off Main Street as well as streets bisecting Main 
provide quieter spaces for shopping and dining. Outer Downtown (north of 300 North and south of 300 
South) offers the greatest opportunities for working and living near Historic Downtown. The District as a 
whole features Downtown destination branding and beautification.

Building height transition, 
Logan, Utah

Building Height Transition Area: a change in building heights, generally with taller buildings on more intense streets, 
with shorter buildings as the transition area nears single family homes

West Gateway | New School Neighborhood | Railroad Area

Central Neighborhoods District
In central neighborhoods, changes to housing is 
typical of older neighborhoods: maintaining and 
enhancing existing homes, rebuilding those that 
owners deem are no longer satisfactory, and adding 
attached accessory dwelling units. Detached 
accessory dwellings and flag lots are allowed to 
provide more neighborhood housing options, but in 
keeping with the feel of a predominantly single family 
residential area. The 100 South corridor between 600 
West and Main includes new missing middle housing 
and neighborhood retail, restaurants, and services.

Central Neighborhoods & Mixed Use Corridor 
Character
Quiet, pedestrian-friendly streets with a range of homes built across decades, supported by a 
neighborhood corridor that includes additional housing options and convenient neighborhood 
retail, restaurants, and services.
Focus 
Residential, with some neighborhood retail and commercial along 100 South
Features 
Pedestrian-friendly streets with bike network, neighborhood parks, a potential alley pilot 
project between 100 South and Center Street, history walk connecting the original train 
depot and the Civic Center Block, historic structures and homes enhanced
Use Mix

Neighborhoods
Residential: single family 
Open Space: neighborhood park 

Accessory Uses: home-based business, attached accessory dwelling units, detached 
accessory dwelling units with height equal to or lower than main home height, flag lots
Neighborhood Mixed Use Corridor 
Residential & Lodging: missing middle multifamily, hotel
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, office (on 
commercial corners on 100 South)
Open Space: pocket park/plaza, neighborhood park
Parking: on-street public parking, private parking lots behind buildings
Corridor Transition Area (area between mixed use corridor and neighborhoods)
Residential: missing middle, single family
Open Space: pocket park/plaza, neighborhood park

Building Height
Up to three stories

Step Back: a change in the vertical plane 
of multi-story buildings that preserves the 
pedestrian experience at sidewalk-level 
by setting the upper story building facade 
away from the street

Central Heber Vision
The heart of our community and region, Central Heber is a destination area featuring unique 
shopping, dining, and gathering areas for residents and visitors who enjoy a welcoming 
and peaceful environment with a sense of history and place in a beautiful mountain valley. 
Downtown is our economic catalyst, featuring our historic center and working, living, and 
public gathering areas in a mixed use environment, which help support street level retail, 
restaurants, and entertainment. Outdoor-oriented local and regional recreation are features 
at our Recreation and Arts Destination, which is the place to go to enjoy the train, rent a 
bike, enjoy a ballgame, or plan regional recreational adventures. Heber’s quiet central 
neighborhoods provide places to live that are rooted in our history while also conveniently 
located nearby places to work, play, shop and dine.

General Recommendations
1. Highlight Heber’s sense of history and place in a beautiful mountain valley, and its 

welcoming and peaceful environment.
2. Create a walkable, bikeable central city, with safe and pleasant streets.
3. Connect destination places and districts with interesting, pedestrian-friendly routes.
4. Create increased living and working opportunities in the Downtown area, for 

economic resilience and to better support uses like shopping, dining, gathering, 
and entertainment.

5. Activate and connect public spaces on Main Street, including Heber City Park, 
Civic Center Block, and the Public Safety Block, adding amenities, activities, and 
attractions that people return to again and again.

6. Enliven the streets in Heber’s Downtown with features that provide interest and 
comfort and encourage repeat visits.

7. Create a new recreation/lifestyle gateway on the west side of town that supports 
existing and new arts, recreation, tourism, and outdoor-oriented pursuits, better 
positioning Heber as a destination for regional recreational opportunities.

8. Provide a small neighborhood dining/shopping area near the train station to 
provide amenities adjacent to tourism and sporting events. 

9. Create a new missing middle neighborhood east of the planned high school to 
provide needed housing options.

10. Preserve Central Heber’s neighborhoods, enhancing their quiet, friendly 
atmosphere while providing options for new housing that fits into the historic 
fabric.

historic Downtown | Outer Downtown | Downtown Residential transition area
Historic Downtown = 300 North to 300 South | Outer Downtown = north of 300 North and south of 300 South 

West GatewayWest Gateway

New  School New  School 
NeighborhoodNeighborhood

Neighborhood Mixed Use CorridorNeighborhood Mixed Use Corridor

Central NeighborhoodsCentral Neighborhoods Central NeighborhoodsCentral Neighborhoods

Central NeighborhoodsCentral Neighborhoods Central NeighborhoodsCentral Neighborhoods

Railroad AreaRailroad Area

Corridor Transition AreaCorridor Transition Area

Pedestrian Friendly Streets

Pedestrian Friendly Streets

Pedestrian Friendly Streets
Pedestrian Friendly Streets

Pedestrian Friendly Streets

Possible Public 
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On-Street Parking

On-Street Parking
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Trail 
Depot

Trailhead

Historic Historic 
DowntownDowntown

Outer DowntownOuter Downtown Outer DowntownOuter Downtown

Outer DowntownOuter Downtown

Historic Historic 
DowntownDowntown

Outer DowntownOuter Downtown

Downtown Downtown 
Residential Residential 
Transition Transition 

AreaArea

Downtown Downtown 
Residential Residential 
Transition Transition 

AreaArea

Downtown Downtown 
Residential Residential 
Transition Transition 

AreaArea

Downtown Downtown 
Residential Residential 
Transition Transition 

AreaArea

Our Downtown is for 
nurturing Community 
As we grow, Downtown will feature new 
places to live and work, and especially 
places to gather together, to celebrate, 
to share a meal, to support a local artisan 
or shopkeeper. This is where we enjoy 
life together and practice our tradition of 
being friendly, warm, and welcoming.

The Central Heber 
Vision poster includes 
detailed maps, 
recommendations, 
and illustrations, and 
is best viewed at 
envisionheber.com.
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3: FUTURE LAND USE 

Future Land Use Map and 
Definitions

Heber’s spectacular setting makes creating a 
future land use plan that embraces the vision 
for Heber particularly important. The design 
and patterns within new development areas are 
expected to follow the guidelines described in this 
general plan, which will be translated into updated 
ordinances. This chapter provides direction and 
guidance for future decisions to expand, modify or 
rehabilitate City infrastructure. It suggests where 
prudent public and private investments should be 
placed. It illustrates the future land uses that the 
City will support.

This chapter is comprised of a Future Land Use 
map which identifies various land uses that the 
City believes are consistent with the vision for 
Heber. Land uses are divided into categories 
which are identified on following the map. The 
edges or lines for each land use category on the 
map are not meant to be precise. Future land use 

maps in general plans are purposely intended to 
be “general” and do not strictly follow property 
lines like a zoning map. They are a guide to the 
future land uses that the City has determined help 
achieve the City’s vision.

Since the intent of the map is to guide with 
flexibility, future zone changes should generally 
conform to the land use districts described in this 
chapter. There can be discussions of “intent” and 
“general conformity” when there are situations 
where a proposal under consideration follows 
the City’s vision and principles but where exact 
adherence to the map suggests a different 
outcome. The Planning Commission and City 
Council have discretion in applying the concepts 
found in this plan.
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FUTURE LAND USE
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District Type Uses Density Range / Scale (gross acreage) Key Characteristics

Central 

Neighborhoods (CN)

Primary: SFDs on smaller lots, duplexes, triplexes, 

flexible infill

Secondary: detached and attached ADUs, flag lots, 

home based businesses

3-8 units per acre

1-3 story height

A neighborhood emphasizing current residential pattern. 

Strong street connections to the downtown and the tourist 

center; bicycle and pedestrian friendly.

Historic structures and homes enhanced.

Neighborhood 

Mixed Use Corridor 

(Frontages of Center 

Street and 100 South 

from 150 West to 600 

West) (NMUC)

Primary: A mix of residential, missing middle housing, 

hospitality, retail, restaurant, office

3-12 units per acre

1-3 story height

Single family in scale (e.g. mansion homes, townhomes), 

transition area to central neighborhoods, historic 

structures and homes enhanced, possible activated alley, 

history walk, bicycle and pedestrian friendly.

Historic Downtown 

(300 South to 300 

North, 200 East to 

200 West) (HD)

A mixed residential and commercial town center with 

historical architecture and active open spaces

Up to 4 story heights with step backs (interior 

block locations encouraged) 

Consider 2 story minimum height

Small business storefronts with historic architectural 

elements on first floors along Main Street. Interior 

block commercial/office uses blending with higher 

density residential. Includes on-street parking and bike 

accommodations, parking structures, and shared parking. 

Emphasis on historic beautification, placemaking, plazas, 

parks, historic walk, and activated alley.

Outer Downtown (300 

South to 600 South; 

300 North to 500 

North; 150 East to 

150 West) (OD)

A mixed residential and commercial area supportive 

of historic downtown

Up to 5 story heights with affordable housing and 

additional design features

Gateway to Historic Downtown with mixed use 

blocks. Streets to include on-street parking and bike 

accommodations.

Residential Transition 

Area (150 West to 200 

West and 150 East to 

200 East; generally 

500 North to 600 

South) (RT)

Single family and missing middle housing, retail, 

restaurant, office, neighborhood commercial, home 

based business, attached/detached ADUs, pocket 

parks and plazas

1-2 story height Mixed use transition area to central neighborhoods. 

Streets to include on-street parking and bike 

accommodations.
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District Type Uses Density Range / Scale (gross acreage) Key Characteristics

Recreation and Arts 

District (RAD)

A recreation/arts mixed use center including 

residential, missing middle, hospitality, retail, 

restaurants, outdoor recreation, tourism, office, 

craftsman industrial, civic, educational uses.

1-4 story height (West Gateway)

1-2 story height (Railroad Area)

1-3 story height (New School)

Recreation and arts-oriented feel that highlights the 

railroad and recreational amenities and trails. New School a 

key area for multifamily/missing middle. 

Jordanelle Mountain 

Village (JMV)

Primary: commercial and service uses intended to 

reduce trip generation to other town centers

Neighborhoods: low, medium and higher density 

residential areas on slopes less than 30%, clustering 

options, schools

Base density established by a master 

development agreement. Overall property base 

densities may be transferred to the center and 

adjacent NOS by concentrating and clustering 

land uses.

Up to 3-4 story heights in mixed use village

1 to 14 units per acre in residential areas adjacent 

to centers

A mixed use town center intended to serve the significant 

population on the upper mountain area, characterized 

by Mountain Modern architecture and mixed uses that 

include gathering spaces. Natural lands are preserved.

Roads with swales and trails, clustering options, small lot 

and townhome options, significant open space, natural 

areas, schools.

Jordanelle Lake Village 

(JLV)

Primary: hospitality, mixed uses, service and 

commercial uses

Secondary: medium to higher density residential, 

schools

Base density established by a master 

development agreement. Overall property base 

densities may be transferred to the center and 

adjacent NOS by concentrating and clustering 

land uses.

Up to 4 story heights in the town center

A mixed use town center with adjacent neighborhoods to 

serve the region’s growing recreation/tourism industry, 

characterized by Mountain Modern architecture and mixed 

uses that include gathering spaces. Development blends 

into the slopes, and natural lands are preserved.

Roads with swales and trails, clustering options, small lot 

and townhome options, significant open space, natural 

areas. 

North Village (NV) Primary: hospitality and commercial/retail uses, 

higher density residential adjacent to the southern 

two quadrants at the intersection. Offices 

complement the town center.

Secondary: SFDs, townhomes, limited multifamily 

complexes

14 to 30 units per acre

Overall property base densities established 

by the North Village Overlay Zone may be 

transferred to the Village and adjacent NOS to 

create open space.

Up to 4 story heights in the village center

Residential clustering up to 3 stories with 4 to 20 

units per acre in clustered locations

A mixed use village to serve the region’s growing 

recreation/tourism industry and retail needs, characterized 

by Mountain Modern architecture and a greater range of 

mixed uses that include gathering spaces.

Small lot, townhouse, and apartment developments, 

clustering, open space.
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District Type Uses Density Range / Scale (gross acreage) Key Characteristics

Utah Valley University 

Village

Primary: an array of uses supportive to the 

University, including hospitality, training centers, 

small retail, gathering places, mixed use, and student 

housing.

Secondary: tech uses, affordable housing

14 to 30 units per acre

Overall property base densities established 

by the North Village Overlay Zone may be 

transferred to the Village and adjacent NOS to 

create open space.

Up to 4 story heights in the village center

Residential clustering up to 3 stories with 4 to 20 

units per acre in clustered locations

A mixed use village created to support the growth and 

desirability of the UVU campus, characterized by Mountain 

Modern architecture and vibrant pedestrian gathering 

places.

New Neighborhoods 

with Open Space 

(NOS)

Primary: SFDs

Secondary: townhomes, small lot and attached 

housing

3 to 20 units per acre

Overall property base densities, established 

by the North Village Overlay Zone may be 

transferred to adjacent Villages to create open 

space.  

2-3 story height limit

Small lot clusters, townhomes and open space achieved 

through clustering and generally located adjacent to 

centers

Agricultural 

Preservation (AP)

Agricultural uses on large lot (20 acres), with minor 

residential use

1 unit per 20 acres Dairy, grazing and grazing supportive crops with a 

homestead. Agricultural areas provide separation between 

communities.

Mountain Preservation 

(MP)		

Recreational uses using the preserved natural areas 1 unit per 20 acres transferred to mountain 

residential areas

Steep slopes over 30%, stream corridors, wetlands, areas 

providing separation between communities. 

Clustered housing with density transfers to the villages.

Scenic buffer (SB)	 Scenic highway corridors with adjacent trail systems, 

storm water retention and significant use setbacks

Setback minimum 150 feet from highway right 

of way

Natural and enhanced landscapes with trail systems 

adjacent to existing and proposed highways.	
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FUTURE LAND USE

District Type Uses Density Range / Scale (gross acreage) Key Characteristics

Rural Residential (RR)	

	

Residential and agricultural mix in clustered patterns 

of development

1 to 2 units per acre; base density with clustering 

incentives for higher densities

Rural streetscapes with clustered housing and large open 

spaces in a natural, grazing, or agricultural use.

Medium Density 

Residential (MDR)

Primary: single family residential uses 3 to 6 units per acre Existing single family neighborhoods with a mix of 

suburban and rural street standards.

Large Lot Residential 

(LLR)

Primary: single family residential uses 1 unit per five acres Mostly existing single family neighborhoods with 

expansive views due to large separations between homes.

Planned Community 

(PC)

Primary: large lot single family homes 1 to 2 units per acre Existing neighborhood with significant open space and 

recreation uses.

South Town Center 

(ST)

Primary: regional commercial/office uses, health 

services, light manufacturing and tech businesses

Secondary: medium to high density residential

14 to 20 units per acre

Up to 3 story heights

A mix of businesses catering to the regional larger 

scale needs of Wasatch County. Includes big box retail 

opportunities.

North of Downtown 

Center (NT)

Primary: regional commercial/office uses, health 

services, incubator business complexes 

Secondary: medium to high density residential

14 to 20 units per acre

Up to 3 story heights

A secondary regional hub.

Business Park (BP) Office and tech uses NA High quality design and architecture.

Airport (AT) Airport and air traffic related uses NA Runways, hangars, service shops and supportive 

commercial uses.

Light Industrial (I)	 Manufacturing uses located generally within 

enclosed buildings, plus office warehouse uses

NA Limited outdoor storage and activity; may allow for 

accessory apartments
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4: QUALITY NEIGHBORHOODS

Guiding Principles

1.	 Heber City will preserve and enhance existing 
neighborhoods and increase their walkability. 

2.	 Heber City’s new neighborhoods will be 
walkable and blend a variety of housing 
options and shared open space amenities. 
New neighborhoods will be within walking 
distance of a center, where neighbors can 
gather.

3.	 Rural and mountain residential clusters will 
enable residents to live in neighborhoods 
where housing is focused in a smaller 
area, resulting in the majority of natural 
lands reserved for shared open space with 
recreational, equestrian or agricultural uses.

4.	 Heber will maintain its clean air and dark skies 
so the City is a healthy and beautiful place to 
live.

Quality Neighborhoods Vision
Heber City’s neighborhoods thrive 

because all of them are valued for their 

unique character, amenities, and 

context. Residents with a range of 

incomes have access to great places to 

live, and all residential neighborhoods 

are stable, attractive options.

Existing Neighborhoods

Heber City’s existing neighborhoods have 
provided and will continue to provide a variety of 
housing options and living environments for the 
City’s residents. Options include large single family 
dwellings with views of the region’s open lands 
on the edge of town; historic homes on shady, 
tree-lined streets in the historic core; new, smaller 
lot subdivisions; and a variety of townhome and 
apartment/condominium homes closer to the 
City’s center and along Highway 40. As Heber 
grows, investments in existing neighborhoods 
should enhance unique neighborhood 
characteristics and features. In general, the 
City’s existing neighborhoods will benefit from 
continued investment in existing housing stock, 

During the Heber City’s recent visioning process, 
85% of survey respondents were supportive of 
working toward more walkable streets. Access to 
parks, trails and open space was a common theme 
across both new and existing neighborhoods.
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QUALITY NEIGHBORHOODS

context-sensitive infill, streetscape enhancements 
to improve walkability and better access to parks 
and trails. 

Central Neighborhoods District
In central neighborhoods, changes to housing 
is typical of older neighborhoods: maintaining 
and enhancing existing homes, rebuilding those 
that owners deem are no longer satisfactory, 
and adding attached accessory dwelling units. 
Detached accessory dwellings and flag lots 
are allowed to provide more neighborhood 
housing options, but in keeping with the feel of a 
predominantly single family residential area. The 
district includes the Neighborhood Mixed Use 
Corridor, an area along 100 South and Center 
Street between 600 West and Main. It includes 
new missing middle housing and neighborhood 
retail, restaurants, and services.

Character
•	 Quiet, pedestrian-friendly streets with a range 

of homes built across decades, supported by a 
neighborhood corridor that includes additional 
housing options and convenient neighborhood 
retail, restaurants, and services.

Focus 
•	 Residential, with some neighborhood retail 

and commercial along 100 South

What Could Heber’s Central Neighborhoods Become?
Over time, the historic core could become a consistently beautiful area. Imagine tree-lined streets, upgraded 
homes, new architecturally pleasing housing, and a wonderful place to walk and bike, with connections to the 
entire City. Heber’s Central Neighborhoods and Neighborhood Mixed Use Corridor could be the most desirable 
neighborhoods in Heber, offering a range of housing types, convenience and historic character.

Features 
•	 Pedestrian-friendly streets with bike network, 

neighborhood parks, a potential alley pilot 
project between 100 South and Center Street, 
history walk connecting the original train 
depot and the Civic Center Block, historic 
structures and homes enhanced
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Character 
Highly active destination downtown featuring live/work/play/shop/dine/gather opportunities; 
historic/classic architecture in Historic Downtown District and historic themed but more 
flexible architecture in outer Main.

Focus 
Major focus on business and housing that supports shopping/dining/playing/gathering; Heber 
City Park, Civic Center Block, and Public Safety Block provide active park/plaza space for 
gathering 

Features
Walkable streets, on-street parking district wide, alley pilot project(s) behind Main Street for 
a quiet dining/pedestrian experience, history walk on Main Street with a major feature at 
Civic Center Block, publicly owned historic buildings and places preserved, active destination 
public space at Heber City Park, Civic Center Block, and Public Safety Block

Placemaking 
Benches, outdoor dining areas, street trees, plaza space, fire pits/heaters, bike racks, 
activity structures, art/sculptures, planters, attractive streetlights

Activity Spaces to Consider 
Skating ribbon/rink, farmer’s market, rock climbing wall/boulders, food truck court, food 
hall, concert/event amphitheater, fitness stations, water feature 

Use Mix
Historic Downtown & Outer Downtown 
Residential & Lodging: missing middle/multifamily, hotel
Civic
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, office
Open Space: destination plaza/park
Commercial use required on Main Street-facing first floor facades in Historic Downtown, with 
limited percentage allowed for residential or office access doors
Residential allowed on Main Street-facing first floor facades in Outer Downtown
Downtown Residential Transition Area
Residential: single family, missing middle 
Retail/Restaurant/Office: neighborhood commercial allowed as a conditional use in 
Residential Transition Area east and west of Historic Downtown
Accessory uses: home-based business, attached/detached accessory dwelling units,  
Open space: pocket park/plaza

Parking
Striped on-street public parking district wide, private parking lots/garages but not fronting 
Main Street in Historic Downtown area, public parking lot/public parking garage possible in 
future phase

Building Height
Up to three stories allowed in Historic Downtown; with step backs up to four stories allowed 
Up to four stories allowed in Outer Downtown with step backs for buildings over three stories; 
up to five stories allowed if incorporating additional design features and affordable housing 
(on site or off site)
Step backs required for buildings over three stories on Main Street
Step backs required for buildings over two stores adjacent to 
publicly-owned historic places
Building height transition required; buildings in Historic 
Downtown on 100 West/100 East frontages limited to three stories 
or less; in Residential Transition Area east and west of Historic 
Downtown limited to two stores or less
Require other height-softening strategies (e.g. roofline variation, 
building modulation, attached features, corner cuts/plazas)

Visual Preferences
Style: mix of existing historic and new modern and traditional
Preferred building materials: brick, sandstone, glass, timbers, 
rock
Apply existing design standard for classic commercial requiring 
historic/classic commercial features (e.g. storefront), but with 
flexibility for a mix of styles, especially in Outer Downtown
Historic Downtown: increase existing design standards, and encourage a greater number of 
classical/historic building features

The Recreation & arts District 
The western gateway into Heber from Midway at 600 West and 100 South is anchored by a flex-space 
venue and plaza supporting the arts and recreational opportunities and lifestyle. It includes mixed uses 
focusing on meeting day-to-day needs of nearby residents and visitors, and supporting and expanding 
local and regional arts, recreation, and tourism opportunities. A small commercial area adjacent to the 
railroad depot provides convenient options for dining and services. Needed missing middle and more 
reasonably priced housing is provided east of the planned high school.

Character 
An outdoor-oriented district that lets Downtown shine while supporting local 
arts and recreational activities and regional recreational destination pursuits.

Focus
Outdoor and recreational lifestyle, arts

Features
Flex-space lifestyle center and gathering area; trails (including Spring Creek 
Canal Trail), trailheads, and a trail depot with bike rentals and repair; potential 
shuttle to Main Street, pedestrian and bike friendly boulevard along 600 West 
to connect the West Gateway and the Railroad Area

Placemaking
Wide sidewalks, benches, outdoor dining areas, street trees, plaza space, fire 
pits/heaters, bike racks, activity structures, art/sculptures, planters, attractive 
streetlights

Use Mix 
West Gateway
Residential & Lodging: hotel, housing in mixed use buildings with ground floor 
commercial
Civic: cultural assembly, performance and/or museum 
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, 
office (main floor retail/restaurant required)
Open Space: active plaza, pocket park, conservation garden
Parking: on-street public parking areawide, private parking lots 
Railroad Area
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, 
office 
Parking: on street public parking areawide, private parking lots 
New School Neighborhood 
Residential: missing middle, multifamily 
Open Space: neighborhood park

Building Height
West Gateway 
Up to four stories
Step backs required for buildings over three stories
Encourage other height-softening strategies (e.g. roofline variation, building 
modulation, attached features, corner cuts)
Railroad Area: 
Up to two stories
New School Neighborhood:
 Up to three stories

Visual
Style: classic materials and features, modern/clean lines
Preferred building materials: brick, wood/composite siding, sandstone, timbers
Design standards requiring classic commercial features (e.g. storefront), but 
with flexibility for a variety of styles (e.g. mountain modern)

definitions
Activated Alley: primarily a pedestrian space with extra-wide sidewalk or shared pathway, street trees, and seating/eating/gathering/event space. 
Destination Street: a pedestrian-friendly street with extra-wide sidewalk, street trees, seating/eating space, and on-street parking. 
Missing Middle Housing: a range of house-scale buildings with multiple units—compatible in scale and form with detached single-family homes that provide housing for 
middle income households. Examples include town homes and mansion homes.
Pedestrian Friendly Street: a street that feels comfortable for people,with wide sidewalk, street trees, and on-street parking.
Workforce Housing: a type of home that aims to provide affordable, safe, and comfortable living spaces for workers and their households. Examples include multiplex or 
stacked housing (apartments or condos).

The Downtown District
Downtown is characterized by a vibrant business environment and ample housing opportunities that 
support dining, shopping, playing, and gathering opportunities, providing a strong destination in the heart 
of Heber City. Historic Downtown (300 North to 300 South) features the richest suite of options for people 
to return to again and again, from restaurants and shops to inviting public spaces and streets, making the 
area a strong destination for residents and visitors. Alleys off Main Street as well as streets bisecting Main 
provide quieter spaces for shopping and dining. Outer Downtown (north of 300 North and south of 300 
South) offers the greatest opportunities for working and living near Historic Downtown. The District as a 
whole features Downtown destination branding and beautification.

Building height transition, 
Logan, Utah

Building Height Transition Area: a change in building heights, generally with taller buildings on more intense streets, 
with shorter buildings as the transition area nears single family homes

West Gateway | New School Neighborhood | Railroad Area

Central Neighborhoods District
In central neighborhoods, changes to housing is 
typical of older neighborhoods: maintaining and 
enhancing existing homes, rebuilding those that 
owners deem are no longer satisfactory, and adding 
attached accessory dwelling units. Detached 
accessory dwellings and flag lots are allowed to 
provide more neighborhood housing options, but in 
keeping with the feel of a predominantly single family 
residential area. The 100 South corridor between 600 
West and Main includes new missing middle housing 
and neighborhood retail, restaurants, and services.

Central Neighborhoods & Mixed Use Corridor 
Character
Quiet, pedestrian-friendly streets with a range of homes built across decades, supported by a 
neighborhood corridor that includes additional housing options and convenient neighborhood 
retail, restaurants, and services.
Focus 
Residential, with some neighborhood retail and commercial along 100 South
Features 
Pedestrian-friendly streets with bike network, neighborhood parks, a potential alley pilot 
project between 100 South and Center Street, history walk connecting the original train 
depot and the Civic Center Block, historic structures and homes enhanced
Use Mix

Neighborhoods
Residential: single family 
Open Space: neighborhood park 

Accessory Uses: home-based business, attached accessory dwelling units, detached 
accessory dwelling units with height equal to or lower than main home height, flag lots
Neighborhood Mixed Use Corridor 
Residential & Lodging: missing middle multifamily, hotel
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, office (on 
commercial corners on 100 South)
Open Space: pocket park/plaza, neighborhood park
Parking: on-street public parking, private parking lots behind buildings
Corridor Transition Area (area between mixed use corridor and neighborhoods)
Residential: missing middle, single family
Open Space: pocket park/plaza, neighborhood park

Building Height
Up to three stories

Step Back: a change in the vertical plane 
of multi-story buildings that preserves the 
pedestrian experience at sidewalk-level 
by setting the upper story building facade 
away from the street

Central Heber Vision
The heart of our community and region, Central Heber is a destination area featuring unique 
shopping, dining, and gathering areas for residents and visitors who enjoy a welcoming 
and peaceful environment with a sense of history and place in a beautiful mountain valley. 
Downtown is our economic catalyst, featuring our historic center and working, living, and 
public gathering areas in a mixed use environment, which help support street level retail, 
restaurants, and entertainment. Outdoor-oriented local and regional recreation are features 
at our Recreation and Arts Destination, which is the place to go to enjoy the train, rent a 
bike, enjoy a ballgame, or plan regional recreational adventures. Heber’s quiet central 
neighborhoods provide places to live that are rooted in our history while also conveniently 
located nearby places to work, play, shop and dine.

General Recommendations
1. Highlight Heber’s sense of history and place in a beautiful mountain valley, and its 

welcoming and peaceful environment.
2. Create a walkable, bikeable central city, with safe and pleasant streets.
3. Connect destination places and districts with interesting, pedestrian-friendly routes.
4. Create increased living and working opportunities in the Downtown area, for 

economic resilience and to better support uses like shopping, dining, gathering, 
and entertainment.

5. Activate and connect public spaces on Main Street, including Heber City Park, 
Civic Center Block, and the Public Safety Block, adding amenities, activities, and 
attractions that people return to again and again.

6. Enliven the streets in Heber’s Downtown with features that provide interest and 
comfort and encourage repeat visits.

7. Create a new recreation/lifestyle gateway on the west side of town that supports 
existing and new arts, recreation, tourism, and outdoor-oriented pursuits, better 
positioning Heber as a destination for regional recreational opportunities.

8. Provide a small neighborhood dining/shopping area near the train station to 
provide amenities adjacent to tourism and sporting events. 

9. Create a new missing middle neighborhood east of the planned high school to 
provide needed housing options.

10. Preserve Central Heber’s neighborhoods, enhancing their quiet, friendly 
atmosphere while providing options for new housing that fits into the historic 
fabric.

historic Downtown | Outer Downtown | Downtown Residential transition area
Historic Downtown = 300 North to 300 South | Outer Downtown = north of 300 North and south of 300 South 

West GatewayWest Gateway

New  School New  School 
NeighborhoodNeighborhood

Neighborhood Mixed Use CorridorNeighborhood Mixed Use Corridor

Central NeighborhoodsCentral Neighborhoods Central NeighborhoodsCentral Neighborhoods

Central NeighborhoodsCentral Neighborhoods Central NeighborhoodsCentral Neighborhoods

Railroad AreaRailroad Area

Corridor Transition AreaCorridor Transition Area

Pedestrian Friendly Streets

Pedestrian Friendly Streets

Pedestrian Friendly Streets
Pedestrian Friendly Streets

Pedestrian Friendly Streets

Possible Public 
Parking Lot/Garage

On-Street Parking

On-Street Parking

On-Street Parking

On-Street Parking

On-Street Parking

On-Street Parking

On-Street Parking

On-Street Parking

On-Street Parking

On-Street Parking

On
-St

ree
t P

ark
ing

On
-St

ree
t P

ark
ing

On
-St

ree
t P

ark
ing

On
-St

ree
t P

ark
ing

Possible Activated Alley

Ac
tiv

ate
d A

lle
y

On
-St

ree
t P

ark
ing

Ac
tiv

ate
d A

lle
y

Destination Street

De
sti

na
tio

n S
tre

et
De

sti
na

tio
n S

tre
et On-Street Parking

Pathway/Bike Trail

Pathway/Bike Trail

Pathway/Bike Trail

Pathway/Bike Trail

Pathway/B
ike 

Trail

Pat
hw

ay/
Bik

e T
rai

l

Pa
thw

ay
/Bi

ke
 Tr

ail

Pa
thw

ay
/Bi

ke
 Tr

ail

Pa
thw

ay
/Bi

ke
 Tr

ail

Pa
thw

ay
/Bi

ke
 Tr

ail

His
tor

y W
alk

His
tor

y W
alk

History WalkHistory Walk

Trail 
Depot

Trailhead

Historic Historic 
DowntownDowntown

Outer DowntownOuter Downtown Outer DowntownOuter Downtown

Outer DowntownOuter Downtown

Historic Historic 
DowntownDowntown

Outer DowntownOuter Downtown

Downtown Downtown 
Residential Residential 
Transition Transition 

AreaArea

Downtown Downtown 
Residential Residential 
Transition Transition 

AreaArea

Downtown Downtown 
Residential Residential 
Transition Transition 

AreaArea

Downtown Downtown 
Residential Residential 
Transition Transition 

AreaArea

Our Downtown is for 
nurturing Community 
As we grow, Downtown will feature new 
places to live and work, and especially 
places to gather together, to celebrate, 
to share a meal, to support a local artisan 
or shopkeeper. This is where we enjoy 
life together and practice our tradition of 
being friendly, warm, and welcoming.

Central Neighborhoods District Vision Map: Excerpted 
from the Central Heber Vision Map, this illustration 

highlights key subdistricts, which are explained in the 
text on the surrounding pages. Central Neighborhoods 

are shaded yellow, and the Neighborhood Mixed Use 
Corridor is shaded blue.

Examples below and on opposite page of potential 
building types and neighborhood forms for the Central 

Neighborhoods District
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Use Mix
Central Neighborhoods
•	 Residential: single family 
•	 Open Space: neighborhood park 
•	 Accessory Uses: home-based business, 

attached accessory dwelling units, detached 
accessory dwelling units with height equal to 
or lower than main home height, flag lots

Neighborhood Mixed Use Corridor 
•	 Residential & Lodging: missing middle 

multifamily, hotel
•	 Retail/Restaurant/Office: neighborhood retail/

restaurant, neighborhood service, office (on 
commercial corners on 100 South)

•	 Open Space: pocket park/plaza, neighborhood 
park

•	 Parking: on-street public parking, private 
parking lots behind buildings

Corridor Transition Area (area between mixed 
use corridor and neighborhoods)
•	 Residential: missing middle, single family
•	 Open Space: pocket park/plaza, neighborhood 

park

Building Height
•	 Up to three stories

Strategies - Central Neighborhoods District

1.	 Consider land use changes to grow the 
connection between Historic Downtown the 
Recreation and Arts District along 100 South. 
Consider tourism-based businesses, and more 
flexible options for homeowners, such as more 
flexible home occupation ordinances, live/
work opportunities, bed and breakfasts and 
other residence-based businesses.

2.	 Consider additional upgrades to existing 
zoning that promote reinvestment and infill.

3.	 Support improvements to existing homes. 
Establish and/or identify grants and/or loans 
for home repairs, façade improvements and 
efficient, attractive landscaping. Work with 
local business and historic groups to establish 
a historic home walking tour. This will 
encourage residents to improve and maintain 
their historic homes.

4.	 Use dark sky compliant lighting throughout 
the historic core. 

5.	 Promote ordinance revisions for infill and 
flag lots to increase redevelopment potential, 
where appropriate.
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What Could Streets in Central Neighborhoods Look Like?
Heber’s historic core features many charming characteristics. As streets are improved, there is opportunity to 
retain desirable qualities and add new elements that increase beauty and safety. The image below features 
reduced pavement width, wide parkstrips, consistent walkways, street trees, lighting,  swales with some irrigation 
ditches preserved, and both natural and more formal parkstrip plantings. 

Where possible, Heber should retain the rural feel that Heber’s open irrigation ditches convey. As the City 
moves toward pressurized irrigation and working irrigation ditches are slowly replaced, some streets should be 
designated to preserve historic ditches and retain related rural context. Since existing ditches and street-adjacent 
swales will accommodate storm water for the near future, a phased approach is suggested. A more detailed 
streetscape plan and streetscape options should be considered.
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Existing Neighborhoods Outside the 
Historic Core
Heber residents that live in neighborhoods 
outside of the historic core enjoy a wide range 
of living opportunities, all relatively nearby the 
City’s center. Like the historic core, as these 
neighborhoods age, Heber should support 
reinvestment to improve or enhance the quality 
of existing homes, encourage infill and new 
investment where possible, and implement 
context-sensitive streetscape plans that highlight 
the unique character of neighborhoods while 
improving walkability. 

Strategies – Existing Neighborhoods
1.	 Create a citywide streetscape plan, strategy 

and program that explores distinct options 
for various neighborhoods, including older 

areas of the city encompassed in the historic 
grid as well as options for newer existing 
neighborhoods and future neighborhoods. 
Streetscape improvements include sidewalks, 
trails, street tree planting, street parking 
and setbacks. (see Chapter 8, Mobility and 
Streetscape for more detail)

2.	 Enhance park access from existing 
neighborhoods. Add trail connections and new 
parks. Look for opportunities to consolidate 
stormwater detention in multi-purpose ponds 
that can also be used for recreation. (see 
Chapter 7, Open Space, Parks and Trails for 
more detail)

QUALITY NEIGHBORHOODS

New Streets in the Mountains
While most of Heber’s new streets will be in 
traditional neighborhoods and can implement ideas 
from the historic core image at left, some streets 
will be “collector” in nature, moving traffic between 
new and existing centers. These streets provide 
enjoyable travel through open spaces, whether 
driving a car or walking/biking on the adjacent trail. 
These streets feature narrow pavement width with 
right turn lanes, swales and off-street trails.
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New Neighborhoods and Rural 
Clusters

Heber City embraces a range of new 
neighborhood options designed to provide a 
variety of beautiful, comfortable, convenient and 
safe places for all of its residents to live their lives. 

New Neighborhoods with Housing 
Variety and Amenities
Public feedback during Heber’s recent visioning 
process uncovered a strong desire for new 
neighborhood options that include both housing 
variety and amenities. This desire should be 
realized with new guidelines that enable flexibility 
in lot size, setbacks and housing type. This 
option provides for a broader range of household 
types—including young families, mature families 
and empty nesters—to live in a more diverse 
neighborhood setting with common open space 
areas for socializing and recreating.

Further, when combined with incentives, such 
as density increases, varied lot sizes and housing 
types allow developers to cluster housing to 
reduce the development footprint in order 
to establish common open space areas. This 
encourages higher quality design and distributes 
shared maintenance costs among more 
homeowners, keeping costs sustainable over time 
for each household.

The examples at right explore a more limited 
amount of high-quality open space over a larger 
percentage of open space. When ordinances 
require a high percentage of open space (30% to 
50%), the result is often a configuration of homes 
on pad sites with a private outdoor patio area, 
but without a building lot containing individual 
yard space. With pad sites, the common open 
space is typically provided as shared landscaping 
surrounding homes, in addition to a landscaped 
detention area. This design format provides limited 
usable open space area for recreation, socializing 
and gathering. 

What’s in every example at right?

•	 A concept for a 10-acre parcel

•	 10% - 20% common usable open space for 
recreation, socializing and gathering

•	 Quality streetscapes with street trees, lighting, 
and trails, pathways and/or sidewalks

 (above) A standard 10-acre subdivision with minimal 
streetscape features and no common open space. 
This plan suggests moving away from this pattern of 
growth in new neighborhoods.

What Could Heber’s New 
Neighborhoods Be Like? 

As Heber grows, residents have a strong desire 
to create neighborhoods that include a variety of 
housing options and recreational opportunities. 
A recent survey found that 46% want this type of 
neighborhood compared with only 9% who want to 
continue building conventional subdivisions.

31 units | 10,000 sq ft lots
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1. Neighborhood with Agriculture & Open Space
38 units | 6,000-10,000 sq ft lots
single family
1-acre farm/community garden
.5-acre park

2. Traditional Neighborhood with Open Space

3. Compact Neighborhood with Open Space 4. Mixed Use Neighborhood with Gathering/Open Space

QUALITY NEIGHBORHOODS

44 units | 5,000-10,000 sq ft lots
single family
1-acre park

58 units | 4,000-6,000 sq ft lots
single family | rowhomes 
1.5-acre park

91 units | 4,000-6,500 sq ft lots
single family | rowhomes | multifamily
2-acre park & plaza
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Most open spaces in new neighborhoods 
will be the responsibility of homeowners in 
the development and will be governed by a 
homeowner’s association. The developer or 
association will improve the space for recreation, 
restore it to a natural state, create a community 
garden or perhaps lease it to a small plot farmer. 
However, the City may want to assure public 
access through acquisition in the development 
process or agreements to that effect. A systematic 
approach to consider is for the City to determine 
priority areas for open space that might further 
other goals such as stormwater retention or trails. 
Trail systems along creeks, canals and utility 
corridors, connected to mountain area trails, 
could provide a more functional and distinctive 
connected series of open spaces.

Common open space area(s) should be right-
sized for recreational needs, and right-priced 

for residents to sustain long-term care and 
maintenance costs through a homeowners’ 
association. Open space quantity and design 
should be informed by an appropriate integration 
of storm water detention without compromising 
recreational use, and by an appropriate balance 
between outdoor common area and private yard 
space. In some cases, the City may want to acquire 
open space during the development process, to 
provide public access. These decisions should be 
informed by the City’s parks and trails master plan.

Strategies - New Neighborhoods
1.	 Create incentives or new zones to build 

neighborhoods that include a variety of 
housing types and quality open space 
amenities.

2.	 Include quality building materials and 
architectural standards as part of new 
ordinances. 

3.	 Sustain the long-term quality and value of 
these neighborhoods through:
a.	 Superior neighborhood design; 
b.	 Quality building materials; 
c.	 Integrating a variety of lot sizes and 

housing types; 
d.	 Establishing private development 

covenants and homeowner’s associations 
to ensure continual reinvestment in and 
maintenance of the neighborhood. 

4.    Open space amenities should be a central 
feature in a neighborhood and may include 
parks, plazas, trails, community gardens, 
small plot farms or other space that can 
be used by residents. Quality open space 
amenities include long-term management and 
maintenance plans.

5.	 Develop and implement streetscape standards 
to ensure walkability. Create new residential 
street cross sections that are comfortable 
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and safe for pedestrians. Consider crossings, 
pavement widths, traffic speed, park strip 
width, street trees, sidewalk widths, etc. (see 
Chapter 8, Mobility and Streetscapes for more 
detail)
a.	 Connect new neighborhoods to centers 

with sidewalks, pathways and/or trails.
b.	 Connect new neighborhoods to existing 

regional or local trail systems when 
possible.

6.     Consider a new neighborhood design 
process that analyzes priority destinations for 
pedestrians and focuses the design process 
on achieving a walkable community first, as 
opposed to the greatest number of lots.

7.    Consider an incentive-based system with a 
base lot size that can be reduced by exceeding 
city goals for open space, walkability, trails, 
views and stormwater reduction.

8.    New neighborhoods at Jordanelle Mountain, 

Jordanelle Lakeside and North Village
a.    Create walkable, compact neighborhoods 

with significant natural open space and 
mountain-themed village town centers.
1.	 Create design standards for 

interesting “mountain modern” 
residential architectural features.

2.	 Promote deed restricted workforce 
housing in the villages and 
inclusionary affordable housing for a 
portion of new housing.

3.	 Create trail systems with greater 
separation from roadways.

4.	 Encourage increased residential 
densities in village town centers.

5.	 Develop a street connectivity and 
circulation plan that does not rely on 
the highways to reach destinations. 
(see Chapter 8, Mobility and 
Streetscapes for more detail)

6.	 Consider more hospitality and 
entertainment options near the 
highways.

7.	 Consider design standards for outdoor 
and indoor storage facilities, and 
promote the  placement of such 
facilities in less visually prominent 
locations through ordinance 
amendments.

QUALITY NEIGHBORHOODS
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Rural and Mountain Residential 
Clusters
After the New Neighborhoods with Housing 
Variety and Amenities option described above, the 
option second most desired by Heber residents is 
the Rural Residential Cluster. This option clusters 
housing on about 25% of the development parcel, 
while permanently preserving approximately 
75% of a parcel as open space. This option is 
best employed where larger acreages exist, so 
preserved open space is large enough to be 
viable for continued farming or ranching, for 
shared passive recreation (e.g. trails in a natural 
area), shared equestrian use or to provide a large 
open space that remains or is restored to its 
natural state. Developments should include clear 
plans for long-term open space management 
and maintenance. Areas for these types of 
neighborhoods include lands adjacent to north 
village and university village.

How Are Rural & Mountain Residential Clusters Developed? (100-acre example)

Existing Condition:
Parcels feature historic farming operations, and owner 
is considering options for future development.

Conventional Development Pattern: 88 units
Underlying one-acre zoning employed to create 
standard subdivision with uniform lot sizes, eliminating 
agricultural uses.

Residential Cluster 
Alternative:
Clustered housing, flexible 
lot sizes and a density 
bonus enable a profitable  
project while permanently 
preserving remaining 
agricultural uses. This 
alternative could also be 
used to preserve natural 
areas in the mountains. 

75% open space | 25% housing
124 units | 71 detached; 51 attached
3 neighborhood parks
40% density bonus
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Strategies - Rural and Mountain Residential 
Clusters
1.	 As part of a new zoning ordinance, create 

incentives or new zones to enable rural and 
mountain residential clusters that permanently 
designate open space for agricultural, natural, 
passive recreation or shared equestrian uses.

2.	 Update trail plans as new rural and mountain 
residential clusters are developed.

3.	 Promote neighborhood safety by reviewing 
and updating as necessary community wildfire 
prevention plans and wildfire ordinances 
and development standards for hillside and 
mountain areas.

Clean Air: Options for Residential 
and Business Land Uses

Heber has relatively clean air today, but keeping 
that clear blue sky is a concern for residents. 
The Wasatch Front is notorious for temperature 
inversions, when warmer air gets trapped below 
colder air. Such inversions trap pollution close 
to the ground, creating air that is both ugly and 
unhealthy to breath. Occasionally, Heber residents 
can see the inversion from the Wasatch Front 
creeping up the canyon toward the Heber Valley. 

Like the Wasatch Front, Heber Valley can 
experience temperature inversions. If we want 
to maintain air that is healthy and skies that 

are beautiful, we will need to be mindful of the 
pollution that we create and release into the air 
as the City grows. As our vehicles become more 
efficient, our homes and businesses will be the 
largest source of air pollution and should be a 
focus for maintaining air quality.

Water heaters and furnaces that burn natural gas 
and have not been updated create emissions that 
we do not see, but, as a percentage of the overall 
air pollution problem, our house and business 
heating systems start to take on a greater role 
because vehicles are getting cleaner and more are 
electric. In the Salt Lake Valley, on red burn days, 
wood stove fires are not allowed. Wood stoves 
add significant amounts of particulates, especially 
when the air is not moving, during an inversion.  

Strategies - Clean Air
1.	 Explore ways to reduce air pollution from 

homes and businesses and improve efficiency.
a.	 Promote a water heater replacement 

program. Promote no “nox” water heaters 
and more efficient furnaces for long-term 
clean air benefits.

b.	 Eliminate wood stoves and/or prohibit use 
on stagnant air days.

c.	 Encourage rooftop solar installations. 
d.	 Explore potential strategies with Heber 

Power and Light.

2.	 Explore no idle programs for vehicles and 
electric vehicle facilities such as charging 
stations.

3.	 Promote and support the Heber Valley 
Regional Air Quality Board.

4.	 Adopt a clean air program with priorities, time 
lines and strategies.

During Heber City’s recent visioning process, 
a number of survey respondents and meeting 
participants were concerned about long term air 
quality. Blue skies are one of Heber’s valued assets.

QUALITY NEIGHBORHOODS
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General Housing/Moderate Income 
Housing Plan (MIHP) 

When Heber’s neighborhoods and centers provide 
housing for a broader range of household types 
and consider our school teachers, police officers, 
and service industry employees, more of our 
residents can enjoy living in a safe and comfortable 
environment, with convenient access to goods, 
services and amenities.

Heber City has recognized the great need for and 
difficulty of providing affordable housing for many 
years and has been innovative in its approaches 
to creating more affordable housing. The City 
adopted its revised Moderate Income Housing 
Plan (MIHP) as part of the General Plan by 
Ordinance 2018-31 on August 16, 2018. Utilizing 
property values, census data, building permit 
data and data from the Utah State Department of 
Workforce Services, the City identified the existing 
supply of moderate income housing and identified 
the five-year moderate income housing need. The 
City analyzed residential zoning and identified how 
zoning densities affect opportunities for moderate 
income housing. Based on this analysis, the plan 
identified the following affordable housing needs 
for the next five years:

•	 517 units of 30% AMI or less
•	 429 units of 50% AMI or less

•	 138 units of 80% AMI or less

The four primary goals of the MIHP include:
1.	 Heber City will continue to provide a realistic 

opportunity to meet the estimated needs for 
additional moderate-income housing.

2.	 Heber City will continue to foster partnerships 
with non-profit organizations and developers, 
and identify new funding sources to 
implement affordable housing policies.

3.	 Heber City will continue to work with the 
County Housing Authority to increase the 
supply of affordable housing

4.	 Heber City shall biennially review the 
moderate-income housing plan element of its 
general plan.

The implementation strategies identified below 
exceed the requirements of Utah State Code 
Section 10-9a-403. The following four strategies 
from the 2018 General Plan update mirror Utah 
State Code recommendations for implementing 
three or more implementation strategies. Not only 
have these strategies been identified by the MIHP, 
they have also been adopted into the City’s zoning 
ordinance and are already being implemented.

1.	 Utilization of accessory apartments (aka 
accessory dwelling units). Accessory dwelling 
units are allowed in all residential zones in 
Heber City.

What’s the best approach to 
affordable housing?

75% Heber of residents say, “Blend it in!” 

Based on survey responses from Heber’s recent 
visioning process, 38% prefer to blend compact 
single family, townhomes and apartment homes 
into neighborhoods, and 37% say to blend these 
housing types into town centers. Only 25% wanted 
to isolate affordable housing at the edges of town 
or along Highway 40. The picture below depicts a 
home with limited square footage to reduce overall 
cost.
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2.	 Consider inclusionary housing ordinances to 
close the future housing need gap. Heber City 
has adopted an inclusionary housing ordinance 
that requires 10% of all new residential units 
to be affordable housing that is aimed at those 
earning 30%, 50% and/or 80% of County 
average median income. The ordinance 
permits increased density, open space and 
spatial incentives to developers for providing 
affordable housing.

3.	 Consider deed restriction programs to 
keep new moderate income housing units 
affordable to target populations. As part of 
the inclusionary housing ordinance, Heber City 
requires that certain affordable housing units 
in the 50% AMI or lower category be deed 
restricted and often works with the County 
Housing Authority to accomplish this. 

4.	 Consider general fund expenditures to waive 
or reduce construction related fees that are 
otherwise generally imposed by the City. The 
inclusionary housing ordinance permits the 
waiver of building permit fees.

Potential Near-Term Work Efforts:
1.	 Update the accessory apartment ordinance to 

eliminate barriers.
2.	 Track spending of the affordable housing fund, 

and emphasize workforce housing.
3.	 Continue to require deed restricted housing 

aimed at the 50% AMI and below category, 
and track City progress.

4.	 Study the pros and cons of waiving building 
permit fees for qualifying projects or portions 
of projects. Track additional units produced.

5.	 Consider areas for mixed use housing and 
mixed housing types, especially adjacent to 
the downtown and in emerging centers.

6.	 Create a mixed housing types cluster 
subdivision ordinance.

7.	 Consider an update study of the fee-in-lieu 
program to assure that fees are reasonably 
commensurate with actual construction costs.

QUALITY NEIGHBORHOODS
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5: CENTERS AND GATHERING PLACES

Guiding Principles

Downtown, Heber’s historic center, will develop 
into an even stronger center and remain the 
heart of the community. Main Street, together 
with surrounding blocks, is a local and regional 
destination.

1.	 Heber preserves, enhances and improves 
access to its valued places and buildings on 
Main Street.

2.	 Heber improves pedestrian and bike 
accessibility, parking and traffic conditions 
along Main Street.

3.	 Underused spaces are reimagined into 
significant new places to work, live and enjoy 
time together.

4.	 Downtown is a regional destination for annual 
gatherings and traditions that Heber residents 
and visitors enjoy. 

New centers will be strategically located, 

connected to each other and the greater 
community and offer walkable access to amenities 
and day-to-day needs.

1.	 New centers should encourage many distinct 
features, including outdoor gathering spaces, 
parks and plazas; schools and community 
centers; a mix of shopping, restaurants, and 
offices; as well as a variety of housing choices, 
including more affordable options.

Central Heber

Central Heber includes two distinct multiuse 
centers: (1) The Main Street District, and (2) The 
Recreation and Arts District, which are discussed 
here. Central Heber also includes the residential 
Central Neighborhoods District, which is discussed 
in detail in Chapter 4.

Central Heber Vision
The heart of our community and region, Central 
Heber is a destination area featuring unique 
shopping, dining, and gathering areas for residents 

Centers & Gathering Places Vision

Centers enable Heber to maintain a 

small town feel by focusing new 
growth into distinct areas rather 

than dispersing growth across our City’s 

surrounding open lands. Centers focus 

activities, providing a home base 
for visitors and a “living room” for 

residents.
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and visitors who enjoy a welcoming and peaceful 
environment with a sense of history and place 
in a beautiful mountain valley. Downtown is our 
economic catalyst, featuring our historic center 
and working, living, and public gathering areas 
in a mixed use environment, which help support 
street level retail, restaurants, and entertainment. 
Outdoor-oriented local and regional recreation are 
features at our Recreation and Arts Destination, 
which is the place to go to enjoy the train, rent a 
bike, enjoy a ballgame, or plan regional recreational 
adventures. Heber’s quiet central neighborhoods 
provide places to live that are rooted in our history 
while also conveniently located nearby places to 
work, play, shop and dine.

General Recommendations
1.	 Highlight Heber’s sense of history and place in 

a beautiful mountain valley, and its welcoming 
and peaceful environment.

2.	 Create a walkable, bikeable central city, with 
safe and pleasant streets.

3.	 Connect destination places and districts with 
interesting, pedestrian-friendly routes.

4.	 Create increased living and working 
opportunities in the Downtown area, for 
economic resilience and to better support 
uses like shopping, dining, gathering, and 
entertainment.

5.	 Activate and connect public spaces on Main 
Street, including Heber City Park, Civic Center 
Block, and the Public Safety Block, adding 
amenities, activities, and attractions that 
people return to again and again.

6.	 Enliven the streets in Heber’s Downtown with 
features that provide interest and comfort and 
encourage repeat visits.

7.	 Create a new recreation/lifestyle gateway 
on the west side of town that supports 
existing and new arts, recreation, tourism, 
and outdoor-oriented pursuits, better 
positioning Heber as a destination for regional 
recreational opportunities.

8.	 Provide a small neighborhood dining/
shopping area near the train station to provide 
amenities adjacent to tourism and sporting 
events. 

9.	 Create a new missing middle neighborhood 
east of the planned high school to provide 
needed housing options. 

10.	 Preserve Central Heber’s neighborhoods, 
enhancing their quiet, friendly atmosphere 
while providing options for new housing 
that fits into the historic fabric. (Discussed in 
Chapter 4.)

CENTERS AND GATHERING PLACES

Which scenario best preserves 
“small town” feel? 

78% of recent survey respondents selected 
scenarios featuring centers and open 
space. 

Surveys for Main Street and the general 
surveys performed as part of the visioning 
process indicate that Main Street is 
important to nearly everyone in the 
community. Residents want Main Street to 
become quieter and more walkable.
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The Downtown District
Downtown is characterized by a vibrant business 
environment and ample housing opportunities that 
support dining, shopping, playing, and gathering 
opportunities, providing a strong destination in 
the heart of Heber City. Historic Downtown (300 
North to 300 South) features the richest suite of 
options for people to return to again and again, 
from restaurants and shops to inviting public 
spaces and streets, making the area a strong 
destination for residents and visitors. Alleys off 
Main Street as well as streets bisecting Main 
provide quieter spaces for shopping and dining. 
Outer Downtown (north of 300 North and south 
of 300 South) offers the greatest opportunities 
for working and living near Historic Downtown. 
The District as a whole features Downtown 
destination branding and beautification. 

The following provides detailed recommendations 
regarding character, focus, features, use, and form 
for the district.

Character 
•	 Highly active destination downtown featuring 

living, working, playing, shopping, dining, and 
gathering opportunities.

•	 Historic/classic architecture in Historic 
Downtown District; historic themed but more 
flexible architecture in Outer Main.

Character 
Highly active destination downtown featuring live/work/play/shop/dine/gather opportunities; 
historic/classic architecture in Historic Downtown District and historic themed but more 
flexible architecture in outer Main.

Focus 
Major focus on business and housing that supports shopping/dining/playing/gathering; Heber 
City Park, Civic Center Block, and Public Safety Block provide active park/plaza space for 
gathering 

Features
Walkable streets, on-street parking district wide, alley pilot project(s) behind Main Street for 
a quiet dining/pedestrian experience, history walk on Main Street with a major feature at 
Civic Center Block, publicly owned historic buildings and places preserved, active destination 
public space at Heber City Park, Civic Center Block, and Public Safety Block

Placemaking 
Benches, outdoor dining areas, street trees, plaza space, fire pits/heaters, bike racks, 
activity structures, art/sculptures, planters, attractive streetlights

Activity Spaces to Consider 
Skating ribbon/rink, farmer’s market, rock climbing wall/boulders, food truck court, food 
hall, concert/event amphitheater, fitness stations, water feature 

Use Mix
Historic Downtown & Outer Downtown 
Residential & Lodging: missing middle/multifamily, hotel
Civic
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, office
Open Space: destination plaza/park
Commercial use required on Main Street-facing first floor facades in Historic Downtown, with 
limited percentage allowed for residential or office access doors
Residential allowed on Main Street-facing first floor facades in Outer Downtown
Downtown Residential Transition Area
Residential: single family, missing middle 
Retail/Restaurant/Office: neighborhood commercial allowed as a conditional use in 
Residential Transition Area east and west of Historic Downtown
Accessory uses: home-based business, attached/detached accessory dwelling units,  
Open space: pocket park/plaza

Parking
Striped on-street public parking district wide, private parking lots/garages but not fronting 
Main Street in Historic Downtown area, public parking lot/public parking garage possible in 
future phase

Building Height
Up to three stories allowed in Historic Downtown; with step backs up to four stories allowed 
Up to four stories allowed in Outer Downtown with step backs for buildings over three stories; 
up to five stories allowed if incorporating additional design features and affordable housing 
(on site or off site)
Step backs required for buildings over three stories on Main Street
Step backs required for buildings over two stores adjacent to 
publicly-owned historic places
Building height transition required; buildings in Historic 
Downtown on 100 West/100 East frontages limited to three stories 
or less; in Residential Transition Area east and west of Historic 
Downtown limited to two stores or less
Require other height-softening strategies (e.g. roofline variation, 
building modulation, attached features, corner cuts/plazas)

Visual Preferences
Style: mix of existing historic and new modern and traditional
Preferred building materials: brick, sandstone, glass, timbers, 
rock
Apply existing design standard for classic commercial requiring 
historic/classic commercial features (e.g. storefront), but with 
flexibility for a mix of styles, especially in Outer Downtown
Historic Downtown: increase existing design standards, and encourage a greater number of 
classical/historic building features

The Recreation & arts District 
The western gateway into Heber from Midway at 600 West and 100 South is anchored by a flex-space 
venue and plaza supporting the arts and recreational opportunities and lifestyle. It includes mixed uses 
focusing on meeting day-to-day needs of nearby residents and visitors, and supporting and expanding 
local and regional arts, recreation, and tourism opportunities. A small commercial area adjacent to the 
railroad depot provides convenient options for dining and services. Needed missing middle and more 
reasonably priced housing is provided east of the planned high school.

Character 
An outdoor-oriented district that lets Downtown shine while supporting local 
arts and recreational activities and regional recreational destination pursuits.

Focus
Outdoor and recreational lifestyle, arts

Features
Flex-space lifestyle center and gathering area; trails (including Spring Creek 
Canal Trail), trailheads, and a trail depot with bike rentals and repair; potential 
shuttle to Main Street, pedestrian and bike friendly boulevard along 600 West 
to connect the West Gateway and the Railroad Area

Placemaking
Wide sidewalks, benches, outdoor dining areas, street trees, plaza space, fire 
pits/heaters, bike racks, activity structures, art/sculptures, planters, attractive 
streetlights

Use Mix 
West Gateway
Residential & Lodging: hotel, housing in mixed use buildings with ground floor 
commercial
Civic: cultural assembly, performance and/or museum 
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, 
office (main floor retail/restaurant required)
Open Space: active plaza, pocket park, conservation garden
Parking: on-street public parking areawide, private parking lots 
Railroad Area
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, 
office 
Parking: on street public parking areawide, private parking lots 
New School Neighborhood 
Residential: missing middle, multifamily 
Open Space: neighborhood park

Building Height
West Gateway 
Up to four stories
Step backs required for buildings over three stories
Encourage other height-softening strategies (e.g. roofline variation, building 
modulation, attached features, corner cuts)
Railroad Area: 
Up to two stories
New School Neighborhood:
 Up to three stories

Visual
Style: classic materials and features, modern/clean lines
Preferred building materials: brick, wood/composite siding, sandstone, timbers
Design standards requiring classic commercial features (e.g. storefront), but 
with flexibility for a variety of styles (e.g. mountain modern)

definitions
Activated Alley: primarily a pedestrian space with extra-wide sidewalk or shared pathway, street trees, and seating/eating/gathering/event space. 
Destination Street: a pedestrian-friendly street with extra-wide sidewalk, street trees, seating/eating space, and on-street parking. 
Missing Middle Housing: a range of house-scale buildings with multiple units—compatible in scale and form with detached single-family homes that provide housing for 
middle income households. Examples include town homes and mansion homes.
Pedestrian Friendly Street: a street that feels comfortable for people,with wide sidewalk, street trees, and on-street parking.
Workforce Housing: a type of home that aims to provide affordable, safe, and comfortable living spaces for workers and their households. Examples include multiplex or 
stacked housing (apartments or condos).

The Downtown District
Downtown is characterized by a vibrant business environment and ample housing opportunities that 
support dining, shopping, playing, and gathering opportunities, providing a strong destination in the heart 
of Heber City. Historic Downtown (300 North to 300 South) features the richest suite of options for people 
to return to again and again, from restaurants and shops to inviting public spaces and streets, making the 
area a strong destination for residents and visitors. Alleys off Main Street as well as streets bisecting Main 
provide quieter spaces for shopping and dining. Outer Downtown (north of 300 North and south of 300 
South) offers the greatest opportunities for working and living near Historic Downtown. The District as a 
whole features Downtown destination branding and beautification.

Building height transition, 
Logan, Utah

Building Height Transition Area: a change in building heights, generally with taller buildings on more intense streets, 
with shorter buildings as the transition area nears single family homes

West Gateway | New School Neighborhood | Railroad Area

Central Neighborhoods District
In central neighborhoods, changes to housing is 
typical of older neighborhoods: maintaining and 
enhancing existing homes, rebuilding those that 
owners deem are no longer satisfactory, and adding 
attached accessory dwelling units. Detached 
accessory dwellings and flag lots are allowed to 
provide more neighborhood housing options, but in 
keeping with the feel of a predominantly single family 
residential area. The 100 South corridor between 600 
West and Main includes new missing middle housing 
and neighborhood retail, restaurants, and services.

Central Neighborhoods & Mixed Use Corridor 
Character
Quiet, pedestrian-friendly streets with a range of homes built across decades, supported by a 
neighborhood corridor that includes additional housing options and convenient neighborhood 
retail, restaurants, and services.
Focus 
Residential, with some neighborhood retail and commercial along 100 South
Features 
Pedestrian-friendly streets with bike network, neighborhood parks, a potential alley pilot 
project between 100 South and Center Street, history walk connecting the original train 
depot and the Civic Center Block, historic structures and homes enhanced
Use Mix

Neighborhoods
Residential: single family 
Open Space: neighborhood park 

Accessory Uses: home-based business, attached accessory dwelling units, detached 
accessory dwelling units with height equal to or lower than main home height, flag lots
Neighborhood Mixed Use Corridor 
Residential & Lodging: missing middle multifamily, hotel
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, office (on 
commercial corners on 100 South)
Open Space: pocket park/plaza, neighborhood park
Parking: on-street public parking, private parking lots behind buildings
Corridor Transition Area (area between mixed use corridor and neighborhoods)
Residential: missing middle, single family
Open Space: pocket park/plaza, neighborhood park

Building Height
Up to three stories

Step Back: a change in the vertical plane 
of multi-story buildings that preserves the 
pedestrian experience at sidewalk-level 
by setting the upper story building facade 
away from the street

Central Heber Vision
The heart of our community and region, Central Heber is a destination area featuring unique 
shopping, dining, and gathering areas for residents and visitors who enjoy a welcoming 
and peaceful environment with a sense of history and place in a beautiful mountain valley. 
Downtown is our economic catalyst, featuring our historic center and working, living, and 
public gathering areas in a mixed use environment, which help support street level retail, 
restaurants, and entertainment. Outdoor-oriented local and regional recreation are features 
at our Recreation and Arts Destination, which is the place to go to enjoy the train, rent a 
bike, enjoy a ballgame, or plan regional recreational adventures. Heber’s quiet central 
neighborhoods provide places to live that are rooted in our history while also conveniently 
located nearby places to work, play, shop and dine.

General Recommendations
1. Highlight Heber’s sense of history and place in a beautiful mountain valley, and its 

welcoming and peaceful environment.
2. Create a walkable, bikeable central city, with safe and pleasant streets.
3. Connect destination places and districts with interesting, pedestrian-friendly routes.
4. Create increased living and working opportunities in the Downtown area, for 

economic resilience and to better support uses like shopping, dining, gathering, 
and entertainment.

5. Activate and connect public spaces on Main Street, including Heber City Park, 
Civic Center Block, and the Public Safety Block, adding amenities, activities, and 
attractions that people return to again and again.

6. Enliven the streets in Heber’s Downtown with features that provide interest and 
comfort and encourage repeat visits.

7. Create a new recreation/lifestyle gateway on the west side of town that supports 
existing and new arts, recreation, tourism, and outdoor-oriented pursuits, better 
positioning Heber as a destination for regional recreational opportunities.

8. Provide a small neighborhood dining/shopping area near the train station to 
provide amenities adjacent to tourism and sporting events. 

9. Create a new missing middle neighborhood east of the planned high school to 
provide needed housing options.

10. Preserve Central Heber’s neighborhoods, enhancing their quiet, friendly 
atmosphere while providing options for new housing that fits into the historic 
fabric.

historic Downtown | Outer Downtown | Downtown Residential transition area
Historic Downtown = 300 North to 300 South | Outer Downtown = north of 300 North and south of 300 South 

West GatewayWest Gateway
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Our Downtown is for 
nurturing Community 
As we grow, Downtown will feature new 
places to live and work, and especially 
places to gather together, to celebrate, 
to share a meal, to support a local artisan 
or shopkeeper. This is where we enjoy 
life together and practice our tradition of 
being friendly, warm, and welcoming.

Downtown District Vision Map: Excerpted from 
the Central Heber Vision Map, this illustration 

highlights key sub-districts, which are explained 
in the text on the following pages.

Examples of potential building types and forms for the 
Downtown District
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Focus 
•	 Major focus on business and housing that 

supports shopping, dining, playing, and 
gathering.

•	 Heber City Park, Civic Center Block, and 
Public Safety Block provide active park/plaza 
space for gathering.

Features
•	 Walkable streets
•	 On-street parking district wide
•	 Alley pilot project(s) behind Main Street for a 

quiet dining/pedestrian experience
•	 History walk on Main Street with a major 

feature at Civic Center Block
•	 Publicly owned historic buildings and places 

preserved
•	 Active destination public space at Heber City 

Park, Civic Center Block, and Public Safety 
Block

Placemaking 
•	 Benches
•	 Outdoor dining areas
•	 Street trees
•	 Plaza space
•	 Fire pits/heaters
•	 Bike racks
•	 Activity structures
•	 Art/sculptures
•	 Planters

•	 Attractive streetlights
•	 Activity Spaces to Consider: skating ribbon/

rink, farmer’s market, rock climbing wall/
boulders, food truck court, food hall, concert/
event amphitheater, fitness stations, water 
feature 

Use Mix
Historic Downtown & Outer Downtown 
•	 Residential and Lodging: missing middle/

multifamily, hotel
•	 Civic
•	 Retail/Restaurant/Office: neighborhood retail/

restaurant, neighborhood service, office
•	 Open Space: destination plaza/park
•	 Commercial use required on Main Street-

facing first floor facades in Historic 
Downtown, with limited percentage allowed 
for residential or office access doors

•	 Residential allowed on Main Street-facing first 
floor facades in Outer Downtown

Downtown Residential Transition Area
•	 Residential: single family, missing middle 
•	 Retail/Restaurant/Office: neighborhood 

commercial allowed as a conditional use in 
Residential Transition Area east and west of 
Historic Downtown

•	 Accessory uses: home-based business, 
attached/detached accessory dwelling units,  

•	 Open space: pocket park/plaza

Examples of potential building types and forms and 
streetscape for the Downtown District
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Before and After: Heber’s Downtown District Vision Concept
As Heber grows, the Downtown District will feature new places to live and work, and especially places to gather together, to celebrate, to share a meal, 
to support a local artisan or shopkeeper. This is where we enjoy life together and practice our tradition of being friendly, warm, and welcoming.

Above: Recent aerial 
photograph of the Main 
Street District; Right: 
Downtown District vision 
concept.
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Above: Recent aerial photograph of 
the Main Street District between 
Main Street & 100 West; Left: Vision 
concept; Top left: vision concept 
zoomed in to alley just west of Main.

Above right: A large plaza in the alley near the Civic 
Center Block provides space for outdoor movies and 
other activities; Right: Midblock walkways connect 
Main Street and the pedestrian alley.
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Before and After: Heber’s Downtown District—Civic Center Block Concept
We reflect on, remember, and celebrate Heber’s heritage at Civic Center Block, highlighting the historic tabernacle and theater, daylighting Lake Creek, 
and creating interpretive elements commemorating our history. This space is also the center of our history walk, which runs along Main Street and then 
along Center Street, ending at the historic depot building.

Above: Recent aerial 
photograph of the Civic 

Center Block, location of 
the historic tabernacle; 

Right: Vision concept 
for Civic Center Block; 

Far right: Vision concept 
zoomed in, looking at a 
new public arts/history 

building and interpretive 
features.

Page 257 of 401



46

Before and After: Heber’s Downtown District—Civic Center Block Concept
Rather than developing all of the green space on the Public Safety Block, this concept preserves a large plaza for enjoying a meal in the shade or 
strolling through an exhibition or year round farmer’s market out of the weather. The trees and buildings along the perimeter reduce traffic noise and 
provide space for a plaza, food hall, meeting rooms, or other amenities.

Above: Recent aerial 
photograph of the 
Public Safety Block; 
Left: Vision concept for 
the Public Safety Block; 
Below: Vision concept 
zoomed into plaza area.
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Parking
•	 Striped on-street public parking district wide
•	 Private parking lots/garages, but not fronting 

Main Street in Historic Downtown area
•	 Public parking lot/public parking garage 

possible in future phase

Building Height
•	 Up to three stories allowed in Historic 

Downtown; with step backs up to four stories 
allowed 

•	 Up to four stories allowed in Outer 
Downtown with step backs for buildings over 
three stories; up to five stories allowed if 
incorporating additional design features and 
affordable housing (on site or off site)

•	 Step backs required for buildings over three 
stories on Main Street

•	 Step backs required for buildings over two 
stores adjacent to publicly-owned historic 
places

•	 Building height transition required; buildings 
in Historic Downtown on 100 West/100 East 
frontages limited to three stories or less; in 
Residential Transition Area east and west of 
Historic Downtown limited to two stores or 
less

•	 Require other height-softening strategies 
(e.g. roofline variation, building modulation, 
attached features, corner cuts/plazas)

Building height transition example, 
Logan, Utah

Building Height Transition: a change in building heights, generally with taller buildings on more intense streets, with shorter 
buildings as the transition area nears single family homes

Step Back: a change in the vertical plane of multi-story 
buildings that preserves the pedestrian experience at 
sidewalk-level by setting the upper story building facade 
away from the street
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A pedestrian-friendly 
sidewalk with planted bulb 
out that shortens pedestrian 
crossing distances

Mixed use buildings with 
ground floor retail add 
vibrancy

Visual Preferences
•	 Style: mix of existing historic and new modern 

and traditional

•	 Preferred building materials: brick, sandstone, 
glass, timbers, rock

•	 Apply existing design standard for classic 
commercial requiring historic/classic 
commercial features (e.g. storefront), but 
with flexibility for a mix of styles, especially in 
Outer Downtown

•	 Historic Downtown: increase existing design 
standards, and encourage a greater number of 
classical/historic building features

Strategies: How Do We Achieve Goals for the 
Downtown District?
1.	 Update City code to align with detailed 

recommendations, listed above.
2.	 Create a Downtown Development Authority, 

such as a Community Reinvestment Agency 
(CRA), to provide a sustainable source of 
funding for community enhancements 
and a focused group that facilitates the 
improvement of downtown. 

3.	 As part of a downtown placemaking and 
branding study, develop a set of unified 
community character elements to be 
implemented within the entire downtown 
corridor, to create a stronger sense of place. 
Use the City brand to complement downtown.

4.	 Increase activity downtown. Activate 
downtown through public spaces, including 
streetscapes, alleys, and parks that attract 
people, so that residents and visitors want to 
return over and over again. Create a design 
plan for the three public blocks (Heber City 
Park, Civic Center Block, and the Public 
Safety Block) that includes uses that bring 
people back on a daily basis and include 
free WIFI. Upgrade restrooms for safety and 
convenience, and request businesses to allow 
the public to use their bathrooms. Promote 
consistent business hours of operation, 
emphasizing Thursday, Friday and Saturday 
evenings. 

5.	 Create a unified pedestrian-friendly and 
bike-friendly streetscape for the entire Main 
Street District. Include wider sidewalks and 
bikelanes.

6.	 Promote historic architecture in the Historic 
Downtown District. Beautify sidewalk areas 
and create a comprehensive set of façade/
storefront standards; incorporate into City 
ordinances. Fund implementation of a city-
wide façade program.

7.	 Create a parking plan and management 
strategy to maximize land use intensification 
and minimize parking needs.

8.	 Revise the sign ordinance to unify size 
and location; allow projecting and certain 

A shady sidewalk designed 
for living

Blade/projecting signage 
adds appeal
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Main Street
Main Street is envisioned as Heber’s premier destination—a place that’s 
comfortable for residents and visitors to enjoy on foot, and a place that 
supports adjacent local businesses, restaurants, public gathering areas and 
quality housing and hospitality options. A reimagined Main Street includes the 
following features:

•	 Reduced pavement width and lower speed limits
•	 Wide sidewalks to accommodate walking, shopping and dining
•	 Interesting street trees and plantings for shade and beauty
•	 On-street parallel parking
•	 Medians and bulb outs to add beauty, reduce traffic speed and ease 

pedestrian crossings; mid-block pedestrian crossings
•	 Dark sky compliant lighting

Potential Downtown Improvements

East/West Streets Adjacent to Main Street
East/West streets in the blocks off of Main Street can support downtown 
activity, providing a pedestrian friendly means of accessing Main Street 
destinations, whether walking or driving into town. They could feature:

•	 Reduced pavement width
•	 Comfortable sidewalks and “parklets” to accommodate walking, shopping 

and dining
•	 On-street angled parking
•	 Planted medians and bulb outs to add beauty, reduce traffic speed and 

ease pedestrian crossings
•	 Mid-block pedestrian crossings
•	 Bike accommodations, including bike lanes and bike parking
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Activate public spaces on 
Main Street to encourage 
community gathering and 
return visits

CENTERS AND GATHERING PLACES

temporary signs, such as A-frames. Include 
wayfinding signs within the downtown 
corridor. 

9.	 Promote adjacent increased densities and 
mixed uses through ordinance updates. 
Increase and expand the alleys a parallel 
to Main Street for a unique pedestrian 
experience. Alleys could accommodate 
additional development and become the 
“quiet” space that visitors seek until Main 
Street is reconfigured.

10.	 Spur economic development by mixing land 
uses, specifically to attract services and 
amenities that will attract local residents. 
Offices, service uses, residential, and 
moderately priced restaurants and shops 
should be part of the mix. Increase retail 
diversity along the Main Street corridor, 
especially for smaller, local shops. Restrict 
national chains from Historic Downtown. See 
list of potential uses in Chapter 8. 

Appropriate lighting can help keep skies dark.

11.	 Work with UDOT to reduce Main Street 
speeds, install raised medians within the 
spaces between turn-queue lanes along the 
primary downtown corridor, widen sidewalks, 
extend themed streetlights further north and 
south (assure dark sky compliance), replace 
distressed trees and plant additional large 
shade street trees, consider diagonal parking 
(with bike lanes adjacent to the curb) on the 
streets approaching Main, build larger bulb-
outs to reduce pedestrian crossing distances, 
add trash receptacles, add benches located 
near the buildings that face the street, and add 
distinctive bike racks. Consider “for sale” art 
and sculpture along the street and in public 
parks. 

12.	 Enhance the gateways to downtown to ensure 
that people know when they have arrived.

Mid-block crossings provide 
pedestrian convenience

Scooters could provide a 
mobility alternative

Public art adds interest 
along the sidewalk
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The Recreation and Arts District
The western gateway into Heber from Midway at 
600 West and 100 South is anchored by a flex-
space venue and plaza supporting the arts and 
recreational opportunities and lifestyle. It includes 
mixed uses focusing on meeting day-to-day needs 
of nearby residents and visitors, and supporting 
and expanding local and regional arts, recreation, 
and tourism opportunities. A small commercial 
area adjacent to the railroad depot provides 
convenient options for dining and services. 
Needed missing middle and more reasonably 
priced housing is provided east of the planned 
high school.

The following provides detailed recommendations 
regarding character, focus, features, use, and form 
for the district.

Character 
•	 An outdoor-oriented district that lets 

Downtown shine while supporting local 
arts and recreational activities and regional 
recreational destination pursuits.

Focus
•	 Outdoor and recreational lifestyle, arts

Features
•	 Flex-space lifestyle center and gathering area
•	 Trails (including Spring Creek Canal Trail), 

trailheads, and a trail depot with bike rentals 

Character 
Highly active destination downtown featuring live/work/play/shop/dine/gather opportunities; 
historic/classic architecture in Historic Downtown District and historic themed but more 
flexible architecture in outer Main.

Focus 
Major focus on business and housing that supports shopping/dining/playing/gathering; Heber 
City Park, Civic Center Block, and Public Safety Block provide active park/plaza space for 
gathering 

Features
Walkable streets, on-street parking district wide, alley pilot project(s) behind Main Street for 
a quiet dining/pedestrian experience, history walk on Main Street with a major feature at 
Civic Center Block, publicly owned historic buildings and places preserved, active destination 
public space at Heber City Park, Civic Center Block, and Public Safety Block

Placemaking 
Benches, outdoor dining areas, street trees, plaza space, fire pits/heaters, bike racks, 
activity structures, art/sculptures, planters, attractive streetlights

Activity Spaces to Consider 
Skating ribbon/rink, farmer’s market, rock climbing wall/boulders, food truck court, food 
hall, concert/event amphitheater, fitness stations, water feature 

Use Mix
Historic Downtown & Outer Downtown 
Residential & Lodging: missing middle/multifamily, hotel
Civic
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, office
Open Space: destination plaza/park
Commercial use required on Main Street-facing first floor facades in Historic Downtown, with 
limited percentage allowed for residential or office access doors
Residential allowed on Main Street-facing first floor facades in Outer Downtown
Downtown Residential Transition Area
Residential: single family, missing middle 
Retail/Restaurant/Office: neighborhood commercial allowed as a conditional use in 
Residential Transition Area east and west of Historic Downtown
Accessory uses: home-based business, attached/detached accessory dwelling units,  
Open space: pocket park/plaza

Parking
Striped on-street public parking district wide, private parking lots/garages but not fronting 
Main Street in Historic Downtown area, public parking lot/public parking garage possible in 
future phase

Building Height
Up to three stories allowed in Historic Downtown; with step backs up to four stories allowed 
Up to four stories allowed in Outer Downtown with step backs for buildings over three stories; 
up to five stories allowed if incorporating additional design features and affordable housing 
(on site or off site)
Step backs required for buildings over three stories on Main Street
Step backs required for buildings over two stores adjacent to 
publicly-owned historic places
Building height transition required; buildings in Historic 
Downtown on 100 West/100 East frontages limited to three stories 
or less; in Residential Transition Area east and west of Historic 
Downtown limited to two stores or less
Require other height-softening strategies (e.g. roofline variation, 
building modulation, attached features, corner cuts/plazas)

Visual Preferences
Style: mix of existing historic and new modern and traditional
Preferred building materials: brick, sandstone, glass, timbers, 
rock
Apply existing design standard for classic commercial requiring 
historic/classic commercial features (e.g. storefront), but with 
flexibility for a mix of styles, especially in Outer Downtown
Historic Downtown: increase existing design standards, and encourage a greater number of 
classical/historic building features

The Recreation & arts District 
The western gateway into Heber from Midway at 600 West and 100 South is anchored by a flex-space 
venue and plaza supporting the arts and recreational opportunities and lifestyle. It includes mixed uses 
focusing on meeting day-to-day needs of nearby residents and visitors, and supporting and expanding 
local and regional arts, recreation, and tourism opportunities. A small commercial area adjacent to the 
railroad depot provides convenient options for dining and services. Needed missing middle and more 
reasonably priced housing is provided east of the planned high school.

Character 
An outdoor-oriented district that lets Downtown shine while supporting local 
arts and recreational activities and regional recreational destination pursuits.

Focus
Outdoor and recreational lifestyle, arts

Features
Flex-space lifestyle center and gathering area; trails (including Spring Creek 
Canal Trail), trailheads, and a trail depot with bike rentals and repair; potential 
shuttle to Main Street, pedestrian and bike friendly boulevard along 600 West 
to connect the West Gateway and the Railroad Area

Placemaking
Wide sidewalks, benches, outdoor dining areas, street trees, plaza space, fire 
pits/heaters, bike racks, activity structures, art/sculptures, planters, attractive 
streetlights

Use Mix 
West Gateway
Residential & Lodging: hotel, housing in mixed use buildings with ground floor 
commercial
Civic: cultural assembly, performance and/or museum 
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, 
office (main floor retail/restaurant required)
Open Space: active plaza, pocket park, conservation garden
Parking: on-street public parking areawide, private parking lots 
Railroad Area
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, 
office 
Parking: on street public parking areawide, private parking lots 
New School Neighborhood 
Residential: missing middle, multifamily 
Open Space: neighborhood park

Building Height
West Gateway 
Up to four stories
Step backs required for buildings over three stories
Encourage other height-softening strategies (e.g. roofline variation, building 
modulation, attached features, corner cuts)
Railroad Area: 
Up to two stories
New School Neighborhood:
 Up to three stories

Visual
Style: classic materials and features, modern/clean lines
Preferred building materials: brick, wood/composite siding, sandstone, timbers
Design standards requiring classic commercial features (e.g. storefront), but 
with flexibility for a variety of styles (e.g. mountain modern)

definitions
Activated Alley: primarily a pedestrian space with extra-wide sidewalk or shared pathway, street trees, and seating/eating/gathering/event space. 
Destination Street: a pedestrian-friendly street with extra-wide sidewalk, street trees, seating/eating space, and on-street parking. 
Missing Middle Housing: a range of house-scale buildings with multiple units—compatible in scale and form with detached single-family homes that provide housing for 
middle income households. Examples include town homes and mansion homes.
Pedestrian Friendly Street: a street that feels comfortable for people,with wide sidewalk, street trees, and on-street parking.
Workforce Housing: a type of home that aims to provide affordable, safe, and comfortable living spaces for workers and their households. Examples include multiplex or 
stacked housing (apartments or condos).

The Downtown District
Downtown is characterized by a vibrant business environment and ample housing opportunities that 
support dining, shopping, playing, and gathering opportunities, providing a strong destination in the heart 
of Heber City. Historic Downtown (300 North to 300 South) features the richest suite of options for people 
to return to again and again, from restaurants and shops to inviting public spaces and streets, making the 
area a strong destination for residents and visitors. Alleys off Main Street as well as streets bisecting Main 
provide quieter spaces for shopping and dining. Outer Downtown (north of 300 North and south of 300 
South) offers the greatest opportunities for working and living near Historic Downtown. The District as a 
whole features Downtown destination branding and beautification.

Building height transition, 
Logan, Utah

Building Height Transition Area: a change in building heights, generally with taller buildings on more intense streets, 
with shorter buildings as the transition area nears single family homes

West Gateway | New School Neighborhood | Railroad Area

Central Neighborhoods District
In central neighborhoods, changes to housing is 
typical of older neighborhoods: maintaining and 
enhancing existing homes, rebuilding those that 
owners deem are no longer satisfactory, and adding 
attached accessory dwelling units. Detached 
accessory dwellings and flag lots are allowed to 
provide more neighborhood housing options, but in 
keeping with the feel of a predominantly single family 
residential area. The 100 South corridor between 600 
West and Main includes new missing middle housing 
and neighborhood retail, restaurants, and services.

Central Neighborhoods & Mixed Use Corridor 
Character
Quiet, pedestrian-friendly streets with a range of homes built across decades, supported by a 
neighborhood corridor that includes additional housing options and convenient neighborhood 
retail, restaurants, and services.
Focus 
Residential, with some neighborhood retail and commercial along 100 South
Features 
Pedestrian-friendly streets with bike network, neighborhood parks, a potential alley pilot 
project between 100 South and Center Street, history walk connecting the original train 
depot and the Civic Center Block, historic structures and homes enhanced
Use Mix

Neighborhoods
Residential: single family 
Open Space: neighborhood park 

Accessory Uses: home-based business, attached accessory dwelling units, detached 
accessory dwelling units with height equal to or lower than main home height, flag lots
Neighborhood Mixed Use Corridor 
Residential & Lodging: missing middle multifamily, hotel
Retail/Restaurant/Office: neighborhood retail/restaurant, neighborhood service, office (on 
commercial corners on 100 South)
Open Space: pocket park/plaza, neighborhood park
Parking: on-street public parking, private parking lots behind buildings
Corridor Transition Area (area between mixed use corridor and neighborhoods)
Residential: missing middle, single family
Open Space: pocket park/plaza, neighborhood park

Building Height
Up to three stories

Step Back: a change in the vertical plane 
of multi-story buildings that preserves the 
pedestrian experience at sidewalk-level 
by setting the upper story building facade 
away from the street

Central Heber Vision
The heart of our community and region, Central Heber is a destination area featuring unique 
shopping, dining, and gathering areas for residents and visitors who enjoy a welcoming 
and peaceful environment with a sense of history and place in a beautiful mountain valley. 
Downtown is our economic catalyst, featuring our historic center and working, living, and 
public gathering areas in a mixed use environment, which help support street level retail, 
restaurants, and entertainment. Outdoor-oriented local and regional recreation are features 
at our Recreation and Arts Destination, which is the place to go to enjoy the train, rent a 
bike, enjoy a ballgame, or plan regional recreational adventures. Heber’s quiet central 
neighborhoods provide places to live that are rooted in our history while also conveniently 
located nearby places to work, play, shop and dine.

General Recommendations
1. Highlight Heber’s sense of history and place in a beautiful mountain valley, and its 

welcoming and peaceful environment.
2. Create a walkable, bikeable central city, with safe and pleasant streets.
3. Connect destination places and districts with interesting, pedestrian-friendly routes.
4. Create increased living and working opportunities in the Downtown area, for 

economic resilience and to better support uses like shopping, dining, gathering, 
and entertainment.

5. Activate and connect public spaces on Main Street, including Heber City Park, 
Civic Center Block, and the Public Safety Block, adding amenities, activities, and 
attractions that people return to again and again.

6. Enliven the streets in Heber’s Downtown with features that provide interest and 
comfort and encourage repeat visits.

7. Create a new recreation/lifestyle gateway on the west side of town that supports 
existing and new arts, recreation, tourism, and outdoor-oriented pursuits, better 
positioning Heber as a destination for regional recreational opportunities.

8. Provide a small neighborhood dining/shopping area near the train station to 
provide amenities adjacent to tourism and sporting events. 

9. Create a new missing middle neighborhood east of the planned high school to 
provide needed housing options.

10. Preserve Central Heber’s neighborhoods, enhancing their quiet, friendly 
atmosphere while providing options for new housing that fits into the historic 
fabric.

historic Downtown | Outer Downtown | Downtown Residential transition area
Historic Downtown = 300 North to 300 South | Outer Downtown = north of 300 North and south of 300 South 
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Our Downtown is for 
nurturing Community 
As we grow, Downtown will feature new 
places to live and work, and especially 
places to gather together, to celebrate, 
to share a meal, to support a local artisan 
or shopkeeper. This is where we enjoy 
life together and practice our tradition of 
being friendly, warm, and welcoming.

Recreation and Arts  District Vision 
Map: Excerpted from the Central Heber 

Vision Map, this illustration highlights 
key sub-districts, which are explained in 

the text on the following pages.

A potential building types and form for the 
Recreation and Arts District

Heber Valley Railroad is a key attraction in 
the Recreation and Arts District.
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and repair
•	 Shuttle to Main Street
•	 Pedestrian and bike friendly boulevard along 

600 West to connect the West Gateway and 
the Railroad Area

Placemaking
•	 Wide sidewalks
•	 Benches
•	 Outdoor dining areas
•	 Street trees
•	 Plaza space
•	 Fire pits/heaters
•	 Bike racks
•	 Activity structures
•	 Art/sculptures
•	 Planters
•	 Attractive streetlights

Use Mix 
West Gateway
•	 Residential & Lodging: hotel, housing in mixed 

use buildings with ground floor commercial
•	 Civic: cultural assembly, performance and/or 

museum 
•	 Retail/Restaurant/Office: neighborhood retail/

restaurant, neighborhood service, office (main 
floor retail/restaurant required)

•	 Open Space: active plaza, pocket park, 
conservation garden

•	 Parking: on-street public parking areawide, 
private parking lots 

Railroad Area
•	 Retail/Restaurant/Office: neighborhood retail/

restaurant, neighborhood service, office	
•	 Parking: on street public parking areawide, 

private parking lots 
New School Neighborhood 
•	 Residential: missing middle, multifamily 
•	 Open Space: neighborhood park

Building Height
West Gateway 
•	 Up to four stories
•	 Step backs required for buildings over three 

stories
•	 Encourage other height-softening strategies 

(e.g. roofline variation, building modulation, 
attached features, corner cuts)

Railroad Area 
•	 Up to two stories
•	 New School Neighborhood:
•	  Up to three stories

Visual Preferences
•	 Style: classic materials and features, modern/

clean lines
•	 Preferred building materials: brick, wood/

composite siding, sandstone, timbers
•	 Design standards requiring classic commercial 

features (e.g. storefront), but with flexibility for 
a variety of styles (e.g. mountain modern)

Examples of potential uses, building types, and building 
forms for the Recreation and Arts District
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Beyond Central Heber
Beyond Central Heber, the City expects 
to have several emerging and new centers 
gradually developing over the planning period. 
As annexations occur and new development 
is proposed, it is important to implement the 
City’s “center focused” vision. Centers provide 
many benefits and are the best way to assure 
that the community vision for walkability and 
connectedness is achieved. Different types of 
centers are envisioned since they will be located in 
several unique locations. 

What Are Heber’s New Centers?

Jordanelle Mountain Village
Comprised of moderate slopes leading up from 

the Jordanelle to flatter but considerably higher 
mountainous terrain, this development will include 
a town center of significant size. This center 
should be oriented toward everyday shopping 
needs and function as a gathering place for the 
residents of the development. Residential uses in 
and adjacent to the center will include compact 
housing types, could blend with other uses and 
should be concentrated to retain as much natural 
open space as possible. The density that could 
have been built over much of the property will be 
transferred to the center and surrounding mixed 
housing types. Neighborhoods with open space 
should connect to the center. A main road will 
provide the primary access, but additional access 
roads from the plateau down to Highway 32 will 
become increasingly important.

Public Preferences: How Do Centers 
Rate? 

76% of residents completing recent visioning 
surveys preferred scenarios that included 
walkable, connected, vibrant new 
centers.

 (below) The New Park center, in the Park City area, 
showcases Mountain Modern architecture with this mixed 

use building featuring ground floor retail/restaurants 
and upper floor hospitality. (below, right) Village Center 

in Holladay, while not Mountain Modern, provides an 
excellent example of  a mixed use building featuring ground 

floor retail and upper floor offices. (below, far right) A 
Mountain Modern mixed use building in nearby Midway
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 (far left) Heber City leaders and staff have studied 
Daybreak, Utah, as a model for new town center 
development. The community blends a variety of housing 
types and signature open spaces within walking distance 
of the town center core, which features shopping, dining 
and employment. The housing variety enables people to 
live there at all stages of life, whether needing a small flat, 
a single family home, an apartment or senior housing. (left) 
Centers provide opportunities for community members 
to gather and enjoy festivals, farmers markets and other 
activities. They also provide convenient access to things 

A Town Center Concept for the 
Mountains
As development happens in the mountains to the 
northeast, Heber envisions clustering development 
into town centers and nearby neighborhoods with 
open space and other amenities (see Chapter 4). 
This concept highlights a town center itself, linked to 
the City and other centers by a mountain connector 
featuring a pleasant road and trail. The center 
features a church, grocery, theater, hotel, offices, 
small shops and restaurants, as well as a variety 
of single family homes, townhomes, condos or 
apartments, and live/work units. Plazas, green space 
and trails support an outdoor lifestyle and anticipated 
tourism and recreation.

CENTERS AND GATHERING PLACES
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A Town Center for the Region
This concept represents a possibility for a town center off our major highway, perhaps in the North Village area. With convenient 
highway access, this center could support regional needs for shopping, jobs and a range of housing options while also serving as a 
recreation and entertainment district. The center features a grocery and larger format shopping as well as small shops 
and restaurants. Offices, a hotel and a variety of townhomes, condos or apartments and live/work units are 
also envisioned. Just as in the mountain center concept on the prior page, plazas, green space and 
trails support an outdoor lifestyle and anticipated tourism and recreation.

Heber envisions neighborhoods with open space and amenities 
(see Chapter 4) adjacent to town centers, so those 
living in new neighborhoods can 
enjoy walkable access.

Town Center

Neighborhood with 
Open Space and Amenities
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Jordanelle Lake Village
Located adjacent to the Jordanelle Reservoir 
and along Highway 32, this center will focus on 
providing convenient goods and services for 
neighborhoods in the area, as well as hospitality 
options for the recreational activities already 
established and growing in Wasatch and Summit 
Counties. Due to slope issues, development will be 
concentrated along US 32. The density that could 
have been built over much of the property will be 
transferred to the center and surrounding mixed 
housing types. Neighborhoods with open space 
(NOS) should connect to the center.

North Village
At the major crossroads of Highway 40 and 
Highway 32, growth is anticipated to exceed 
many other areas of Heber due to the numerous 
developments occurring in both Summit and 
Wasatch Counties, including evolving ski resort 
destinations. This crossroads is logically one of the 
areas to receive much development pressure and 
will likely include major commercial, recreational, 
and hospitality uses, paired with compact mixed 
housing in adjacent residential neighborhoods 
(NOS). Trail connections to the mountains, along 
the canals, in the scenic buffer, and the planned 
lake-to-lake trail will be paramount.

Strategies - How Do We Achieve the Vision 
for New Centers?
1.	 Create a town center ordinance with flexible 

housing types, varying lot sizes and increased 
densities in the town center core.

2.	 Adopt design standards to promote interesting 
“mountain modern” architectural building 
features for the three centers.

3.	 Encourage workforce housing in the centers, 
as part of the City’s Moderate Income Housing 
Plan.

4.	 Provide parks, plazas and build trails that 
connect residents to regional and local trails 
networks, natural open spaces and the rest of 
the community.

5.	 Promote a greater concentration of hospitality 
uses in the North Village.

6.	 Prevent standard strip commercial 
development through ordinance modifications.

7.	 Coordinate with the school district to establish 
new schools based on anticipated population 
and distances to be traveled.

8.	 Assure dark sky compliance for all lighting.
9.	 Consider design standards for outdoor and 

indoor storage facilities, and promote the 
placement of such facilities in less visually 
prominent locations through ordinance 
amendments.

CENTERS AND GATHERING PLACES
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 Heber’s South Town could become an attractive jobs center 
while still providing regional retail and services.

students and workers in the area.
4.	 Create and enhance trailheads into the 

mountains, but also connect trail and open 
spaces in a north south direction, using the 
canals.

5.	 Establish a US 40 scenic buffer that includes 
trails and stormwater provisions.

6.	 Promote transit connections to the area.

What Are Heber’s Emerging Centers?

South Town & Tech Hub
How could the South Town area change over 
time? Located at the triangular intersection of 
SR 189 and US 40, this diverse area includes 
shopping, health services, light manufacturing, 
the airport, Wasatch High School, storage and 
housing, including a trailer court. It is a natural 
area for larger commercial businesses and “big 
box” developments since it is clearly an important 
crossroads. It is an area that can accommodate 
commercial uses associated with a regional hub 
community—building materials, discount shopping, 
car dealerships, etc. These uses consume 
considerable land area, need good vehicular 
access, and are in demand by the larger region. 

This area also could support more jobs, especially 
in the tech industries. With good road access, 
potential transit in the future and an existing 
airport, the area has potential to serve an 
expanded tech sector. 

Utah Valley University Wasatch Campus 
Town Center 
Located near the south end of the North Village 
Town Center and including the open areas further 
south to the Wasatch Commons apartment 
complex, the Utah Valley University Wasatch 
Campus and its environs have the potential to 
become the southern bookend to the North 
Village neighborhoods and town center.  The area 
currently includes the campus and significant 
vacant land before expanding out to several 
proposed developments. Land on both sides of 
the campus have potential to provide supportive 
development, which is critical to the success of 
the school. Supportive development could include 
additional affordable housing for the student 
population, limited retail and personal services, 
hospitality, and space for incubator businesses, 
including high tech and trades, which could be 
encouraged in the area through a flexible zoning 
philosophy.

Strategies - Utah Valley University Wasatch 
Campus Town Center
1.	 Design continuous parallel roads to US 40 that 

connect north and south of the school.
2.	 Provide opportunities for supportive 

businesses such as tech, retail and hospitality 
in close proximity to the school.

3.	 Promote affordable housing options for 
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While the area currently lacks walkability and 
cohesiveness, the eastern portion of the area 
could transform into a town center over time, 
while remaining areas could become more 
attractive and cohesive. To some extent, the 
results of the bypass study may impact properties 
in this area, but they could also create business 
opportunities. Although a mix of businesses and 
residential uses already exist, adding a “sense of 
place” to the area will help it emerge as a true 
center. 

Strategies - South Town & Tech Hub
1.	 Unify the area with consistent streetscape 

standards, including five-foot sidewalks.
2.	 Create connections to the rest of the 

community.
3.	 Through ordinance revisions, incorporate more 

town center characteristics as the area grows, 
especially on the east side, where the high 
school, the library, and professional/medical 
services already exist.

4.	 Emphasize anticipated uses, including major 
commercial and light manufacturing, and 
include larger trucks in street design.

5.	 Promote rooftop and near the airport.
6.	 Consider additional storage businesses, but 

control their location to assure they do not 
consume prominent corners and critical 
frontages.

CENTERS AND GATHERING PLACES
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Guiding Principles

1.	 Heber actively works with neighboring 
communities and the County on strategies 
to implement the permanent protection of 
farmlands, natural open spaces and rural 
character to maintain distinct separation 
between communities.

2.	 Heber will work with the County and 
surrounding communities to create permanent 
farm and mountain land protection through 
such mechanisms as conservation easements 
and partnerships. 

3.	 Heber actively clusters development to focus 
growth and protect remaining open land from 
dispersed development. 

Existing Open Space System

Heber currently enjoys highly visible open spaces. 
The North Fields provide a strong rural feel when 
coupled with the mountainside on the east side 
of US 40. From the south the views from Daniels 
Canyon are expansive, showcasing many rural 

farms and the spectacular Wasatch Mountains 
to the west. To the east are views of large open 
spaces featuring farming and ranching functions. 
West of the airport, large open fields create a 
desirable separation between Heber and other 
communities. Retaining a sense of being a distinct 
community—not allowing the typical blending of 
communities that occurs in suburban areas—is a 
goal that Heber residents embrace. The nearby 
mountains contribute to that undeveloped feeling. 

The issue that this chapter addresses is the 
potential loss of open space through development 
as the population more than doubles over the 
next 40 years. Although a bond for $10 million 
recently passed to acquire open space in Wasatch 
County, those funds will not be enough to 
achieve the City’s vision. Zoning for large lots 
may not work when some of those open spaces 
are not under the City’s jurisdiction. A Transfer 
of Development Rights (TDR) system has been 
previously considered but never adopted. Creating 
a workable TDR system is not easily accomplished 
but could add a new property right that provides a 
conservation mechanism.

6: OPEN SPACE AND RURAL CHARACTER

Open Space and Rural Character 
Vision

Heber City draws a clear distinction 

between what is city and what is 
country, maintaining a distinct city that 

is surrounded by open land, valuable for 

its beauty, ecology and agricultural 
function.

Source: Jake Young
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or land for priority properties. Policies for 
large annexations should include a condition 
requiring deed restricted development 
agreements that permanently protect open 
space.

5.	 Revising ordinances to promote clustering 
as long as open space maintenance is 
addressed is a viable option, especially 
where it can be used in conjunction with 
an open space corridor. Consider linked 
open spaces that create corridors along  
creeks, rivers, utility corridors and canals. 
Creating ordinance incentives for farmers 
to continue their agricultural livelihood, 
such as density transfers, clustering, and 
preventing residential encroachment, can 
add help achieve preservation goals. Include 
wildfire risks and prevention programs as new 
development encroaches on natural areas.

OPEN SPACE AND RURAL CHARACTER

What Could Heber’s Future Open 
Space System Look Like?

Community interest in open space preservation 
is focused on the North Fields, maintaining 
separation between communities and the 
mountainsides. An open space system that 
includes those areas, as well creates open space 
corridors using the creeks, canals and utility 
corridors, could help retain the open feeling that 
the community has now. Much of the currently 
visible open space is a result of views of the 
surrounding mountains, agricultural fields and 
wetlands, all of which may slowly disappear unless 
actively preserved.

Strategies - Open Space Preservation in 
Heber
1.	 Review and update rural zoning ordinances. 

Rural zoning should have a minimum 20-acre 
lot size. New incentives, such as additional 
clusters and on-site density bonuses, could be 
used to create larger open spaces. Consider 
starting a County-wide discussion about rural 
zoning, defined as 20-acre lots. Incentives to 
continue grazing and farming could be part of 
ordinance revisions.

2.	 Consider reviewing and updating zoning 
ordinances for highway corridors and City 
entrances, using overlays. Corridor overlay 

ordinances could include view preservation, 
different setbacks, lower building heights and 
minimize the size and types of signs, including 
billboards.

3.	 Develop a system to purchase or transfer 
development rights with implementation 
through the zoning ordinance. Clustering 
bonuses may be a part of this process. The 
potential ordinance should transfer residential 
unit density into villages from areas between 
communities, using a defined priority open 
space ranking system. TDR works best 
if it becomes a condition of rezoning to 
higher densities where the development 
rights from rural/lower densities areas are 
acquired for higher density zoning requests. 
Both landowners and developers should 
be involved in the process. A similar system 
where priority open spaces are exchanged for 
ones that are more logical for development 
could also be established. This would preserve 
open space in areas identified by the City as 
highly supportive to the open space system.

4.	 Some communities are using a crowd sourcing 
fund raising process for the purchase of 
development rights. Encourage the use of 
the County-wide bond funds to purchase 
the North Fields development rights is a 
logical step. Consider additional bonding 
campaigns to purchase development rights 

A Link Between “Small Town” Feel 
and Open Space

Separation—maintaining open space between 
Heber and surrounding communities—is the 
second most important feature that defines “small 
town” for Heber residents (according to a recent 
survey completed as a part of the City’s visioning 
process). Residents want to preserve larger open 
spaces that provide a rural feel and promote a 
distinct identity for each community in the Heber 
Valley.
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Wildfire Risk
Source Utah DNR Wildfire Risk Assessment

Report Created:
11/22/2019 - 4:42:21 PM

Wildfire Risk Assessment Portal
http://wildfirerisk.utah.gov

The user assumes the entire risk related to their use of the Wildfire Risk Assessment Portal and either the published or derived products from these data. UTAH DNR is providing these data "as is" and
disclaims any and all warranties, whether expressed or implied, including (without limitation) any implied warranties of merchantability or fitness for a particular purpose. In no event will UTAH DNR be liable
to you or to any third party for any direct, indirect, incidental, consequential, special or exemplary damages or lost profit resulting from any use or misuse of these data.

2 mi

efforts should be included in the branding 
and development of outdoor recreation 
and tourism. The City could explore ways 
tourism could financially support open space 
preservation through a hotel tax or recreation 
fee. 

Partnering Options

Working on an open space system will most likely 
necessitate expanding the focus on shared issues 
and priorities within the County. Open space 
preservation is an issue throughout the County 
and efforts to preserve open space are underway. 

Strategies - Partnership Options
1.	 Explore Federal and State funding options, 

such as the LeRay McCalister fund and the 
USDA, to maximize local investments in the 
purchase of development rights and/or the 
establishment of conservation easements.

2.	 Partner with non-profits, such as Utah Open 
Lands, to offer conservation easements to 
owners of priority open space properties. 

3.	 Countywide ordinances should prevent 
development, other than trails, on slopes 
greater than 30% through a coordinated 
Countywide series of ordinance amendments 
within each city and the unincorporated area. 
This should include preventing view obscuring 
ridge development through Countywide 
ordinance amendments and incorporate dark 
sky philosophies. Promote a Countywide 
effort to retain the open spaces between 
communities through such techniques as 
clustering and agricultural 20-acre lot zoning.

4.	 To assure greater focus the City could 

support a coordinating council to manage a 
Countywide system of open spaces and trails, 
with a designated staff person and/or consider 
creating a non-profit organization/trust for 
this purpose.

5.	 The Heber Valley and regional conservation 
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OPEN SPACE AND RURAL CHARACTER
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7: OUTDOOR RECREATION, PARKS AND TRAILS 

Guiding Principles

1.	 Trails connect residents to other 
neighborhoods, downtown and new centers.

2.	 Trails provide access to the City’s beautiful 
setting, including nearby canyons, mountains, 
lakes and the Provo River.

3.	 All neighborhoods have access to a park 
within walking distance, whether it be a 
neighborhood park or a regional recreation 
facility.

4.	 In general, recreational opportunities are 
diverse, well-maintained and accessible. 

5.	 Heber City meets its current and future park 
system needs through obtaining lands and trail 
corridors for a connected system of parks and 
trails.

Existing System

Heber City and Wasatch County have an extensive 
recreation system consisting of trails, regional 

athletic facilities and local parks. The regional 
parks and recreation facilities attract participants 
from all over the County and from more remote 
areas for tournament play. With South Fields 
Park, City Park and Wasatch High School, soccer 
and baseball are well supported in Heber. Multi-
purpose ball diamonds that are large enough 
to also provide soccer fields are a trend that 
is emerging across the Country and in Heber. 
There are few smaller parks in the City. Many 
of the parks are large in size and accommodate 
traditional sports with their associated fields. 
Pickleball is a growing demand sport, and new 
facilities are under construction. 

Currently there are approximately 6 acres of parks 
per 1,000 residents in Heber City. Some Utah 
cities have a goal of 5 acres per 1,000, but the 
national average is 10 acres of parks per 1,000 
residents. As population grows, it’s important to 
increase park lands and amenities.

In 2016, Wasatch County completed a Regional 
Trails Master Plan, including recommendations for 

Outdoor Recreation Parks and 
Trails Vision 

For Heber residents, outdoor 
recreation is a lifestyle and a passion. 

Both new and existing homes should have 

walking access to parks, trails and other 

outdoor amenities.
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Heber City and potential annexation areas. The 
Master Plan makes recommendations for regional 
trails connecting the cities and the County 
and for multiple types of trails. The document 
provides instructional information on trail types, 
construction methods and long-term goals. The 
City adopted an updated trails plan in 2018.

The nearby lakes, reservoirs, rivers, streams and 
mountains diversify recreational opportunities. 
Heber City has a location advantage over most 
communities with adjacent access to wild 
mountain areas and water bodies. These areas 
provide for additional activities, including fishing, 
boating, winter sports, ATV riding, motorcycle 
riding, mountain biking, hiking and equestrian 
activities. Heber City’s location, setting and 
amenities are exceptional for outdoor recreation.

What Could Heber’s Future Outdoor 
Recreation System Look Like?

Heber’s recreation system should become an 
integrated network that promotes regional 
activities by the County and a more local emphasis 
for the City. The trail system becomes a part of an 
overall active transportation system in Heber that 
focuses on creating better connections to desired 
destinations within the community and to regional 
locations. Increased trail connections, internal 
trails, event spaces and more parks is the desired 

local emphasis. Trails could connect throughout 
the County to a variety of destinations, into the 
mountains and along wetlands and streams. Trails 
may be constructed as wider sidewalks in some 
locations due to right of way considerations and 
to assure connectivity. Working together with 
the County, some regional park locations could 
be combined with other more local activities. 
Defining the relationship between the County and 
the City and then institutionalizing it for current 
and future generations is an important part of 
Heber’s recreation future.

Establishing a trails coordination system, with 
a dedicated staff, could move the Heber Valley 
closer to its goal of a connected regional trail 
network. A shared trail coordinator model already 
exists in Cache Valley, which has very similar 
geographic characteristics to Heber Valley. The 
trail coordinator n Cache Valley is funded through 
contributions from each city and town, as well 
as the County. The coordinator seeks grants and 
donations, oversees construction, coordinates 
between communities and provides a central 
focus to the Countywide efforts. It has been a very 
successful program.

OUTDOOR RECREATION, PARKS AND TRAILS

Recreation: Ideas from Residents

Resident input in the visioning process prioritized 

recreational uses, with trails being particularly 

important. When asked about trails, two thirds 

of vision survey participants said they are 
most excited about a lake-to-lake trail 
connecting Jordanelle Reservoir and Deer Creek 

Reservoir. Survey respondents also consistently 

desire a Countywide trails system. A recreation 

brand has also been suggested for the community. 
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Strategies - Improving and Diversifying 
Trails
1. 	 Heber City should work with Wasatch 

County, UDOT, MAG, Midway, Charleston, 
Daniel, Hideout, local non-profits and other 
jurisdictions to collectively pay for a Wasatch 
County regional trails coordinator.
•	 The coordinator will be funded by multiple 

jurisdictions and respond directly to 
paying jurisdictions.

•	 The coordinator will oversee trail funding, 
including grants, general funds and fund 
raising.

•	 The coordinator will oversee construction 
of trails.

•	 The coordinator will oversee trail 
maintenance and volunteer efforts.

•	 The coordinator will implement the 

coordination of trail construction and 
planning between the cities, the County, 
MAG, UDOT, and non-profits.

2. 	 Plan and develop a lake-to-lake trail, 
connecting Jordanelle Reservoir to Deer Creek 
Reservoir.
•	 The lake-to-lake trail should have multiple 

trailheads and access points.
•	 The lake-to-lake trail should have multiple 

fishing access points.
•	 The lake-to-lake trail should be planned 

for multiple user groups.
3. 	 Continue to improve trails to valley and 

mountain amenities. Trails provide access to 
the City’s beautiful setting, including nearby 
canyons, mountains, lakes and the Provo River.
•	 The Trails Plan emphasizes the ability of 

residents and visitors to connect with 

natural areas from their front door.
•	 Trails are designed to be safe and separate 

from traffic as much as possible. Safe is 
defined as minimizing vehicular conflicts 
and roadway crossings.

•	 Trails should connect to downtown, 
centers, parks, schools and other key 
destinations. Parks should feature interior 
trails. Some trails should provide a 
“collector” road type function, anticipating 
greater usage.

•	 Parallel trails to canals and streams can 
provide major corridors of open space.

•	 Areas with established wetlands become 
potential open space areas and trail 
connection destinations that could 
incorporate boardwalks, wildlife viewing 
areas and interpretive signage. 
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•	 Coyote Lane is emphasized as a major trail 
connection to the Jordanelle Mountain 
development. Coyote Lane or a nearby 
location may also need to become a road 
connection to the new development on 
the mountain plateau. If a road is required, 
it could be closed in the winter and 
provide a new cross country skiing area.

•	 Trail connections with the unincorporated 
area are coordinated and include, as per 
the adopted County Plan:
a)	 Railroad Trail (Heber Portion)
b)	 Mill Road and Canal Trails
c)	 Bypass Road multi-use trails
d)	 Main Street Bike Lanes north and 

south of the downtown
e)	 Canal Trail Connection from Coyote 

Lane trailhead to the Highway

4. 	 Update and fund the working trails plan on a 
regular basis.
•	 The working plan should be considered 

in all aspects of city planning. Update the 
plan every three years showing progress 
on trails and prioritizing next steps.

•	 Prioritize and dedicate a portion of the 
annual City capital improvements plan to 
construct/improve new trails every year.

•	 Plan and provide a budget for 
maintenance.

•	 Create a parks impact fee that includes 
both parks and trails, which also accounts 
for the installation of parks and trails by 
new development.

•	 Prioritize trails that are incomplete but 
could provide good access to desired 
destinations.

•	 All neighborhoods should be within a 1/4-
1/2-mile or less from trail access points or 
trailheads.

•	 As part of the working trails plan, Heber 
City should develop trail user policies and 
post them on trailhead wayfinding signs 
and online. The trail user policies should 

OUTDOOR RECREATION, PARKS AND TRAILS
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address all user types, including: horses, 
dogs, and people hiking, biking, horseback 
riding, walking, running, strolling, etc.

Strategies - Evolving Heber’s Park System
1.	 Heber City will plan for providing usable and 

programmable parks for current and future 
populations at 10 acres per 1,000 residents. 
This policy will guide Heber City in acquiring 
the proper amount of park land to meet 
current and future demands. Park lands 
should be usable for active sports, recreation 
and programing. All neighborhoods should 
be within a 1/4-1/2-mile or less walking 
distance to a park. Such policies will be further 
explored in the forthcoming Parks Master 
Plan.

2.	 Wetlands, stormwater basins, steep slopes and 
foothills, although not considered active park 
lands (for the 10 acres per 1,000 residents 

goal), do provide scenic and recreational value 
for other purposes and are an important part 
of the mix. Trails planning should consider 
these open space areas.

3.	 Walking and biking access to parks is critical 
for local and consistent park usage. Park 
efforts should be focused to create parks 
within 1/4-1/2-mile or less walking distance 
from neighborhoods of significance.

4.	 Parks should be somewhat equally distributed 
throughout the City in areas of significant 
population. 

5.	 The three publicly owned open spaces 
(Tabernacle Square, Main Street Park, and 
the front lawn of the Police Station) on Main 
Street should be redesigned and improved to 
work with synergy, activating both park spaces 
and the larger Main Street area. These three 
parks need to attract visitors consistently 
through designs that provide a reason to 
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maintenance.
•	 The plan will establish priorities and 

include a capital improvements plan.
•	 The planning process will include input 

from residents, visitors and stakeholders.
 7. 	 In general, recreational opportunities are 

diverse, well-maintained and accessible.
8. 	 Parks design, signage and activities should 

help to promote the City “brand” and help 
promote tourism opportunities both through 
tournaments and outdoor recreation. 

	

OUTDOOR RECREATION, PARKS AND TRAILS

return again and again. It is recommended that 
Main Street’s public spaces have at least 250 
days of activities a year and these park spaces 
offer opportunities to achieve that goal.

6.	 Heber City is in the process of creating a more 
detailed parks master plan. The guiding plan is 
to be a working plan that provides both long-
term vision and near-term priorities and steps.
•	 The master plan will identify the future 

park lands needed by both acreage/
population and walking distance.

•	 The master plan will conduct a needs 
assessment for both active and passive 
recreation needs. The plan will include a 
facilities and programming assessment of 
all existing facilities and proposed needed 
facilities.

•	 Along with park acreage and distribution, 
considerations for the parks master 
plan include a fishing pond and park, 
connections with trail systems and Provo 
River fishing access points.

•	 The parks master plan will include 
recommendations for establishing open 
space/recreation requirements for new 
development.

•	 The parks master plan will include 
funding recommendations for park land 
purchases, building parks, Main Street 
parks, and future recreational facilities and 
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Guiding Principles

1.	 Heber emphasizes streets that are comfortable 
and inviting for people walking and biking. 

2.	 As Heber grows it continues using a well-
connected street network system, similar to 
the historic pioneer grid. 

3.	 Heber maintains a system of bike routes 
around town with access to desired 
destinations and collaborates with neighboring 
communities on regional bike routes.

4.	 Heber works with neighboring communities 
and the County on a bus system to connect 
our City with surrounding cities and nearby 
regional centers, including Salt Lake, Park City 
and Provo/Orem.

Existing Transportation System

With an original Brigham Young “plat of Zion” grid, 
the historic core has been developed with mobility 
and structure in mind. The layout of the blocks 

and streets creates a development pattern that is 
distinct, but not as functional as it once was when 
horses were the primary mode of transportation. 
Many roads lie on a very wide rights of way that 
are inconsistently filled with street features, 
including narrow asphalt widths, dirt shoulders, 
irrigation ditches, informal street tree plantings, 
and occasional curb, gutter, sidewalks and 
streetlights. Adjacent property owners use this 
extra space, mostly as a place to park vehicles. The 
overall appearance is disjointed but still provides 
an atmosphere of a rural small town. To some 
extent the highly rural past has defined Heber’s 
roads over time. In the future, the wider rights of 
way characteristic of Heber’s historic grid provide 
a unique opportunity for sidewalks or trails, large 
shade trees, bike lanes and green infrastructure for 
stormwater. 

New subdivisions have a much more organized 
street appearance, with consistent roadway 
standards. However, they lack rural appearance, 
and feel “anywhere USA” due to generally 
conventional architecture and streetscapes.

8: MOBILITY AND STREETSCAPES

Mobility and Streetscapes Vision

Heber’s streets are safe and inviting for 

all travel modes, including pedestrian, 

bike, car and bus. 
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Source: ESRI/American Community Survey
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The community has relied on US 40 to handle 
major traffic flows to destinations beyond and 
within City boundaries. Over the years, traffic 
on US 40 has grown significantly with rapidly 
expanding development in Wasatch and Summit 
Counties. In addition, the oil industry in the Vernal 
and Duchesne areas to the southeast has brought 
oil tankers to Main Street, exacerbating congestion 
and increasing noise levels.

Traffic on Main Street has grown to a point where 
a UDOT-sponsored western bypass alternatives 
study is underway. When a western bypass route 
is finalized and constructed, Main Street will 
see a significant reduction in large trucks and a 
reduction in vehicle traffic. A western bypass, 
where UDOT responsibility is shifted from Main 
Street to the new bypass, creates opportunities for 
Main Street to become a destination for business 
to grow and for placemaking to foster a pleasant 
street atmosphere.

Travel demand to access jobs near the ski resorts 
and in Salt Lake and the Provo-Orem areas has 
also increased; about four of five employed 
persons currently commutes out of the City.

Some trails exist within Heber, but many 
opportunities exist to expand trails and create 
connections to destinations important to the 
community. Sidewalks may provide trail functions 
in some areas of the community, but they are 
intermittent.

What Could Heber’s Future 
Transportation System Look Like?

During the next decade, one of the western 
bypass road alternatives will likely be finalized and 
constructed. This will radically change Main Street 
by allowing the City to control how the street 
functions. Slower traffic speeds and roadway 
enhancements along the edges for pedestrians 
and bicyclists will change the ambiance in a very 
positive way. Bicycle-friendly east/west streets, 
with bike racks on Main Street’s corners, will 
become the norm. Diagonal parking between 
100 East and 100 West on east/west streets as 
they approach Main Street will assist in meeting 
downtown parking demands.

Historic streets in the downtown area will become 
pedestrian and bicycle-friendly, and the rural 
appearance will continue as irrigation ditches 
remain a significant feature. Reduced pavement 
widths and a greater use of swales will change the 
way new subdivisions look and function. Collector 
roads parallel to the major roads will act as an 
alternative to using US 40.

Key Facts: Heber Commuting 

Transportation to Work

0% Took Transit

2% Walked

15% Carpooled

.5% Biked
Main Street and the bypass study are extremely 
important to Heber residents. Two high-response 
surveys were performed as part of the Main Street 
Study. 82% support making Main Street a more 
inviting corridor.

Travel Time to Work

77% Drove Alone

MOBILITY AND STREETSCAPES
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Reimagining Streets in the Historic Core Transforming Main Street

New Ideas for Other Downtown Streets An Option for a Mountain Connector Street
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Often cities think of roads simply as conduits for 
moving vehicles quickly and efficiently. This may 
be the case for freeways or high-speed highways, 
but most city streets, especially residential ones, 
should also serve the role of public space—places 
where people can stop and enjoy a conversation 
or a meal, or where you might even find children 
playing. In many communities, the car-focused 
approach has created streetscapes that are too 
inhospitable for pedestrians or cyclists to use.

By contrast, a “complete street” design integrates 
diverse modes of transportation in a way that 
benefits the widest portion of a city’s population. 
A basic complete street would typically include 
bike lanes, comfortably-sized adjacent sidewalks 
and narrower traffic lanes for speed calming. 
Complete streets systems can also include a paved 
multi-use path, dedicated transit lanes, street 
furniture, other traffic calming devices and transit 
stations. Curb bulb-outs and raised crosswalks are 
also often used to increase crossing safety. The 
width and placement of these additional amenities 
varies depending on the size and type of facility.

Advancements in artificial intelligence will 
bring changes to the transportation system and 
individual travel patterns in the future. Self-driving 
cars, delivery vehicles and possibly semi-trucks 
may no longer need a human driver. Implications 
of this likely change to our transportation modes 

include people starting their work day while in the 
car, a potential for increased sprawl as distance 
from work issues are reduced, the need for less 
on-site parking, the need for better drop-off 
accommodations, the potential for more vehicle 
sharing and, therefor, reduced traffic volume, 
and reduced accidents because the AI is always 
focused on the task of driving.

Strategies - Achieving Walkable, Safe 
Streets
1.	 Develop and adopt new Citywide street cross 

sections, with a focus on complete streets.
•	 In new neighborhoods, consider street 

cross sections that provide at least 
5-foot sidewalks and a large park strip to 
separate pedestrians from traffic. Consider 
alternatives such as construction of an 
8- to 10-foot sidewalk on one side of City 
streets. 

•	 In mountainous areas consider a trail and 
street cross section where the trail is well 
separated from the street with natural 
vegetation and swales.

•	 Downtown sidewalks should be 14 feet or 
more in width to allow for sidewalk dining.

•	 In the historic core, retain the rural 
appearance by continuing to daylight 
certain designated irrigation ditches, but 
protect them from pollution with adjacent 

MOBILITY AND STREETSCAPES
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swales that catch street runoff.
•	 Allow for on-street parking, but reduce 

the paved width of streets.
•	 Design street cross sections to reduce 

the conflicts between cars, pedestrians 
and bicycles, especially at intersections, 
by adding features such as bulb outs, 
crosswalks and bike lanes.

•	 Large, thriving street trees become an 
important part of the streetscape. Heber 
becomes a Tree City USA designee.

2.	 Create a connectedness ordinance based 
on a ratio of intersections, block length and 
a consideration of the need for additional 
connections to service adjacent areas. Include 
incentives if the developer will lose a lot 
where a connection is needed.

3.	 Consider the concept of parallel roads to US 
40 that can carry local traffic, so not all cars 
have to use US 40 to move north and south.

4.	 Maintain the historic grid pattern on flat to 
moderate terrain.

5.	 Consider the use of roundabouts in locations 
where traffic speeds necessitate a reduction, 
intersection capacity is problematic and 
studies show a benefit. Careful consideration 
of pedestrian traffic issues should be included 
in the study.

6.	 Adopt a complete streets approach for 
regional planning. Engage with regional 

planning partners and programming processes 
to encourage the funding of a balanced, multi-
modal transportation system, emphasizing 
adjacent trails within Heber City’s borders and 
in context with Wasatch County neighbors.

7.	 Adopt a complete streets approach to the 
local transportation system design.
•	 Encourage street connectivity 

as a priority when planning new 
developments and other land use and 
transportation planning. Consult Utah 
Street Connectivity Guide sponsored 
by Mountainland Association of 
Governments.

•	 Consider all modes (car, bike, walking, 
future transit) and user needs when 
projects are designed and implemented in 
the public right-of-way. Standards should 
be developed and consistently applied to 
consider these needs.

•	 Consider public health and reduce air 
contaminants by encouraging designs that 
encourage walking and biking. Consider 
safety, especially in the design of cross 
walks and trails, with trails well separated 
from vehicles.

•	 Consider changes that make the network 
more safe, livable, understandable and 
hospitable for all modes, users and 
trip types, including recreational and 

Maintain and extend Heber’s historic street grid pattern 
on flat to moderate terrain to encourage connectivity, 

convenience and improved appearance.
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commuter bicycle riders, pedestrians of all 
ages and abilities, auto and transit users, 
and large freight haulers.

•	 Strengthen sense of community by 
restoring connectivity to portions of the 
community divided by large roadways and 
intersections, such as Main Street or the 
future bypass. 

Strategies - Achieving More Trails and Bike 
Paths
1.	 Formalize an organization composed of 

Wasatch County, communities, UDOT, MAG, 
non-profits, and the County to promote 
a coordinated effort for trails into the 
mountains, trail connections between cities 
and trails along canals, creeks and rivers. 

2.	 Consider a staff person designated to manage, 
oversee construction, seek additional funding, 
etc. for Countywide trails (see Parks and Trails 
chapter).

3.   	Seek regular funding to build and maintain 
trails. 

4.   	Consider fundraising events and such 
techniques as crowd share funding.

5.   Adopt trail cross sections appropriate to the 
user and location in the community

Trails Designed for User Safety and Enjoyment
Where possible, trails should be separate from roadways, immersing users in nature, whether enjoying bike ride 
in the mountains or walking along the envisioned lake-to-lake trail.

MOBILITY AND STREETSCAPES
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Strategies - Establishing a Transit System
1.	 Complete the bus transit study, secure funding 

sources and begin structuring the system. 
Small buses may be warranted for the initial 
start up. 

2.	 Consider a hub location at the airport and one 
on the north end of Heber, but also add stops 
downtown.

3.	 In addition to managing work-related trips, 
create alternate schedules for the ski season.

Strategies - Improving Main Street
1.	 Actively promote the completion of 

the western bypass study and lobby for 
construction dollars.

2.	 Negotiate with UDOT to discontinue their 
jurisdictional responsibility for Main Street and 
to accept responsibility for the new western 
bypass road. Local control of the Main Street 
right of way will provide more flexible options 
for street reconfiguration and a more pleasant 
environment to foster Main Street business.

3.	 Begin recommended improvements to Main 
Street to slow traffic down, as per Chapter 
5 and the Main Street Study found in the 
Appendix. 

4.	 Consider testing the new right of way 
concepts for Main Street using a temporary, 
“tactical urbanism” approach. For example, 
temporary paint and low-cost barriers could 

be used to illustrate how a complete street 
feels and functions. 

How Could the Heber Valley 
Airport Change?     

The Airport’s future is currently under study. 
When that study is complete, this section of the 
general plan should be updated.

Strategies - Parking Policy Supportive of 
Mobility and Efficient Land Use
1.	 Review and update ordinances, including 

modern policies such as park once districts, 
right sizing parking for capacity, shared 
parking and bike and transit-related parking 
requirement reductions. 

2.	 Heber City should manage on-street parking 
downtown and develop a parking plan that 
includes wayfinding. 

Public transportation adds an affordable and attractive 
option for commuting and recreation.

Tactical urbanism in Salt Lake City
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9: JOBS AND ECONOMIC DEVELOPMENT

Guiding Principles

1.	 Heber fosters an environment that supports 
local business.

2.	 Heber supports and grows its emerging 
recreation and tourism industry, as well as 
opportunities in technology, research and 
development, professional/office, medicine/
healthcare and light manufacturing.

3.	 Heber continues to support its historic 
economic status as a support center for 
surrounding agricultural operations and as the 
valley’s retail and entertainment destination.

Jobs and Economic Development 
Vision

Heber’s economic vitality enables most 

residents to work in town if they choose. 

The City attracts and partners with 
employers in key industry sectors to 

locate in the downtown, in new town 
centers, and in the business center on 

the south end of downtown.

Existing Economic Climate

Located along the valley’s main highway corridors 
and with a long history of providing the goods and 
services that most people need countywide, Heber 
functions as the “hub” community for Wasatch 
County. Its traditional Main Street shopping 
district is complemented by grocery stores, 
big box retail and home improvement stores. 
Reinvestment in Main Street will reward the City 
with a long-term shopping and gathering place 
into the distant future.

While there are quality local jobs, there is 

Page 291 of 401



80

JOBS AND ECONOMIC DEVELOPMENT

an insufficient number relative to the City’s 
workforce, and many jobs don’t provide the 
income needed to live in the valley. Instead, many 
residents commute to job markets in Salt Lake and 
the Provo/Orem areas. Housing prices and rents 
have also risen disproportionately to income over 
the last ten years, making it difficult for workers 
earning lower wages to remain in Heber. Attracting 
higher paying jobs and long-term employers 
should be an important part of the City’s economic 
development strategy.

Though a healthy mix of small shops and larger 
retail is available in Heber, a recent Lewis, Young, 
Robertson and Burningham study revealed some 
shopping and service categories that the City does 
not provide well. Supporting the existing retail 
mix and adding in missing or underrepresented 
categories could become a focus of an economic 
development plan.

How Could Heber’s Business 
Environment Evolve?

Although being the hub city in the County creates 
its own synergy and market demand, it cannot be 
relied on to provide all that is needed for positive 
long-term growth. Main Street is the recognizable 
center that residents believe needs improvement. 
A revitalized Main Street with reduced traffic, 
a pedestrian friendly and quieter environment, 
mixed uses, thriving businesses and active 

gathering spaces is achievable over time and can 
become a major force for attracting additional 
economic development.

A Community Reinvestment Agency (CRA) 
should be created to improve funding options. A 
CRA derives its funding from the property taxes 
generated by new development. Through the 
establishment of a project area that encompasses 
properties that front on 100 East and 100 West, 
the property taxes from redevelopment and new 
infill development can be captured for use by the 
CRA. CRA funds are required to be reinvested in a 
defined project area and can be used for a variety 
of enhancements, especially infrastructure repairs 
and improvements.

With considerable effort, the Heber Valley Railroad 
and nearby regional recreation facilities can 
become a cohesive recreation and arts node within 
the City, with a great connection to downtown 
along 100 South.

Emerging regional retail businesses to the north 
and south end of Main Street could become 
gateway features that clearly state when you have 
arrived in Heber. The City should limit further 
standard strip commercial growth along the 
highways, focusing instead on creating distinctive 
gateways into town. On the south end there is 
potential for tech businesses to thrive.

Key Facts: Heber Jobs 

705 
Total Businesses

5,566
Total Employees

$62,826
Median Household Income

Employment

58% White Collar

22% Services

21% Blue Collar

1.9%
Unemployment 

Rate
Source: ESRI/American Community Survey
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New centers will emerge at River Road, at Utah 
Valley University, near the Jordanelle and up on 
the mountain that will have Heber’s influence, 
as the City provides models for town center 
development.

More work-from-home opportunities and artificial 
intelligence systems are trends we can expect 
in the future. Encouraging more flexible home 
occupations will help foster additional jobs in 
Heber. Creating training partnerships with Utah 
Vally University and other organizations to address 
an artificial intelligence boom will be critical for 
continued, diversified job growth.

Strategies - Downtown Economic 
Development (see additional strategies in 
Chapter 5)
1.	 Create a Community Reinvestment Agency 

(CRA) project area, that will provide an 
additional source of funding for the downtown 
area. Include an incubator business fund using 
CRA funds.

2.	 Encourage a storefront width that promotes 
smaller businesses and historic architectural 
features along Main Street in City ordinances.

3.	 Include some national chains in the mix to 
assure additional downtown patronage.

4.	 Consider ordnance amendments that avoid 
drive-up lanes and windows facing Main 

Street; consider prohibiting drive-through 
businesses downtown.

5.	 Activate Main Street public spaces so 
residents and visitors want to visit repeatedly, 
bringing people downtown consistently.

6.	 Initiate a branding study to provide guidance 
for strategy and message consistency.

7.	 Restructure capital Improvements, City 
ordinances, sign plans (including wayfinding) 
to promote and reinforce the brand.

8.	 Incorporate recognizable physical 
improvements downtown that strengthen the 
City’s brand.

9.	 Increase the number of local and regional 
events.

10.	 Revise zoning ordinances to promote infill and 
redevelopment and incentivize a mixture of 
uses downtown, including residential.

11.	 Identify key historic buildings and adopt a 
historic preservation ordinance with incentives 
to preserve those sites.

Strategies - Economic Development 
Throughout the City
1.	 Promote opportunities in technology, research 

and development, professional/office, and 
light manufacturing.

2.	 Attract businesses that have reduced impacts 
on air and water quality; discourage those 
that increase noise pollution or degrade the 

Industries Most Important to Heber’s 
Future (top 3, according to public feedback during 
Heber’s visioning process)
1.	 Recreation and tourism
2.	 Agriculture
3.	 Tech/research & development
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recreation environment/brand.
3.	 Downtown and the South Town centers 

provide the focus for the above sectors. Light 
manufacturing is best clustered in the South 
Town area.

4.	 Foster connections with Utah Valley University 
to create a partnership for incubator 
businesses and needed training for targeted 
professions.

5.	 Promote a business center, including tech 
businesses, associated Utah Valley University’s 
Wasatch campus.

6.	 Consider emphasizing tech businesses in 
downtown, the South Town area and as infill in 
the recreation/tourism hub.

7.	 Consider deriving additional funding from 
tourism/hospitality businesses that could 
generate funds for citywide recreation, trails 
and downtown improvements.

8.	 Address issues with outside/inside storage 
developments in ordinance amendments, and 
prevent them from building on prominent 
corners or blocks.

9.	 Continue to promote Heber’s historic 
economic status as a support center or hub 
for surrounding agricultural operations and 
the valley’s retail, entertainment and job 
destination.

10.	 Define the historic architectural character of 
Heber and incorporate design standards in 

City ordinances to showcase that character in 
new buildings downtown.

Strategies - Enhancing Retail Sales
1.	 Attract business sectors that are currently 

underrepresented in Heber, including 
clothing and accessories, furniture and home 
furnishings, miscellaneous retail trade (smaller 
shops), business management companies 
and enterprises (offices), arts, entertainment 
and recreation, health and personal services, 
goods/necessities, natural foods store, 
mid-grade dining ($15–$25 per person), 
used-books store, and technology stores 
(computers, IT services).*

2.	 Plan for and develop civic uses such as mid-
sized plazas, a bike/scooter share hub and 
community fair/farmers market space.* 

3.	 Create an economic incentive-based strategy 
to assist in reducing vacancy and increasing 
diversity in the variety of businesses in Heber.

4.	 Promote a chamber of commerce organization 
to represent local businesses, foster historic 
preservation and attract visitors using Heber’s 
brand.

*As suggested by Lewis Young and Downtown 
Revitalization Services

Sales Tax Leakage Analysis	

•	 Heber City is capturing 145% of all 
taxable retail sales as compared to 
average taxable sales for the State of Utah.

•	 Significant Leakage: clothing & accessories, 
furniture & home furnishings, and 
miscellaneous retail trade.

•	 Significant Capture: building materials & 
garden equipment, food & beverage, motor 
vehicle, and health care & social assistance

JOBS AND ECONOMIC DEVELOPMENT
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Strategies - Enhancing Long-Term 
Resiliency
1.	 Track business trends and promote a diversity 

of industries and professions to establish 
resiliency. Consider hiring an economic 
development professional.

2.	 Coordinate increased broadband services 
while helping to reduce costs within the City. 
This includes coordination of ditch digging and 
increasing speeds, which help to foster job 
opportunities, including home-based business.

3.	 Create more flexible home occupation 
ordinances to reflect work-from-home trends.

4.	 Establish ordinance changes to promote solar 
power and charging stations.

5.	 Work toward a partnership with Heber Light 
and Power to achieve greater emphasis on 
renewable energy sources.

6.	 Set the example for renewable energy through 
municipal purchases of electric vehicles, solar 
power installations, scooters, and on-site 
public charging stations.

7.	 Embrace transportation options that minimize 
pollution by reducing individual vehicle trips 
(see Chapter 8, Mobility and Streetscapes for 
more detail).

8.	 Improve the walkability and bikeability of 
Heber City.

9.	 Work with transit agencies to provide mass 
transit options.

	 10.    Enhance the regional economy with    
supportive street design.
•	 Provide for freight trucks on designated 

routes and at critical network 
connections.

•	 Increase the economic value of business 
districts and neighborhoods through more 
transportation choices and community 
amenities; focus on cost savings through 
full utilization of existing infrastructure.
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10: GENERAL PLAN PRIORITIES

Higher Priority Strategies

All of the strategies in the various chapters are 
important, but the sheer number of potential 
strategies becomes unwieldy for City staff to 
determine where to start and how to measure 
progress. Some strategies can be postponed and 
included in later initiatives, but there are priorities 
that should be addressed more quickly. 

The Steering Committee helped set the priorities 
that follow, along with the City’s staff and planning 
consultant. Higher priority strategies are those 
in which there is consensus about addressing 
the strategy as soon as possible. Lower priority 
strategies are important but have less consensus 
about their urgency.

Quality Neighborhoods
1.	 Consider areas for mixed use housing and 

mixed housing types, especially adjacent to 
the downtown and in emerging centers.

2.	 Consider land use changes to grow the 

connection between Historic Downtown the 
Recreation and Arts District along 100 South. 
Consider tourism-based businesses, and more 
flexible options for homeowners, such as more 
flexible home occupation ordinances, live/
work opportunities, bed and breakfasts and 
other residence-based businesses.

3.	 Open space amenities should be a central 
feature in a neighborhood and may include 
parks, plazas, trails, community gardens, 
small plot farms or other space that can 
be used by residents. Quality open space 
amenities include long-term management and 
maintenance plans. 

4.	 As part of a new zoning ordinance, create 
incentives or new zones to enable rural and 
mountain residential clusters that permanently 
designate open space for agricultural, natural, 
passive recreation or shared equestrian uses. 

5.	 In new neighborhoods at Jordanelle Mountain, 
Lakeside, North Village, and Utah Valley 
University Village create walkable, compact 
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neighborhoods with significant natural open 
space and mountain-themed town centers. 

6.	 Consider an incentive-based system with a 
base lot size that can be reduced by achieving 
city goals for open space, walkability, trails, 
views and stormwater reduction. 

7.	 Support redevelopment and enhancement of 
existing homes in the Historic Core. 

8.	 Include quality building materials and 
architectural standards as part of the new 
ordinances. 

9.	 Explore ways to reduce air pollution from 
homes and businesses and improve efficiency. 

Summary 
These strategies reflect an emphasis on mixed 
use/infill, the Recreation and Arts District, open 
space, clustering, housing quality, clear skies and 
downtown.

2020 Moderate Income Housing Plan 
Work Efforts
1.	 Update the accessory apartment ordinance to 

eliminate barriers.

2.	 Continue to require deed restricted housing 
aimed at the 50% AMI and below category, 
and track City progress.

3.	 Track spending of the affordable housing fund 

and emphasize workforce housing.

4.	 Study the pros and cons of waiving building 
permit fees for qualifying projects or portions 
of projects. Track additional units produced.

5.	 Consider areas for mixed use housing and 
mixed housing types, especially adjacent to 
the downtown and in emerging centers.

6.	 Create a mixed housing types cluster 
subdivision ordinance.

7.	 Consider an update study of the fee-in-lieu 
program to assure that fees are reasonably 
commensurate with actual construction costs.

Centers and Gathering Places
1.	 Create a Downtown Development Authority, 

such as a Community Reinvestment Agency.

2.	 Increase activity downtown. Activate 
downtown through public spaces 
(streetscapes, alleys, and the three parks) that 
attract people, so that residents and visitors 
want to return over and over again. 

3.	 Conduct a downtown placemaking and 
recreation branding study, and reinforce 
findings through City ordinances, programs 
and visible improvements. 

4.	 In the South Town tech center, through 
ordinance revisions, incorporate more town 
center characteristics. 

5.	 Create a parking plan and management 
strategy. 

6.	 Promote historic architecture in the Historic 
Downtown District, and promote interesting 
“mountain modern” architectural building 
features at the four new centers.

7.	 Prevent standard strip commercial 
development through ordinance modifications. 

8.	 Assure dark sky compliance for all lighting in 
all centers. 

9.	 In the Recreation and Arts District, develop 
an economic development strategy to begin 
transitioning to more consistent uses. 

Summary 
These strategies reflect an emphasis on 
Downtown, South Town, architectural features, 
dark skies and the tecreation and Arts District.

Open Space and Rural Character
1.	 Consider bonding as an important open space 

preservation strategy.

2.	 Develop a system to purchase or 
transfer development rights (TDR) with 
implementation through the zoning ordinance. 
Consider crowd sourcing funding, density 
transfers, etc. 

3.	 Review and update rural zoning ordinances. 
Rural zoning should have a minimum 20-acre 
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lot size. 

4.	 Partner with non-profits, such as Utah Open 
Lands. 

5.	 The City could explore ways tourism could 
financially support open space preservation 
through a hotel tax or recreation fee. 

Summary 
These strategies reflect an emphasis on preserving 
and creating open space through various 
techniques, including bonding and the use of 
tourism dollars.

Outdoor Recreation, Parks and Trails
1.	 Heber City will plan for providing usable and 

programmable parks for current and future 
populations at a ratio of 10 acres per 1,000 
residents.

2.	 Plan and develop a lake-to-lake trails system, 
connecting Jordanelle Reservoir to Deer Creek 
Reservoir. 

3.	 Continue to improve and connect trails to 
valley and mountain amenities. Trails provide 
access to the City’s beautiful setting, including 
nearby canyons, mountains, lakes and the 
Provo River. 

4.	 The three publicly owned open spaces 
(Tabernacle Square, Main Street Park, and 
the front lawn of the Police Station) on Main 

Street should be redesigned and improved to 
work synergistically to activate Main Street.

5.	 Parks design, signage and activities should 
help to promote the City “brand”.

Summary 
These strategies reflect an emphasis on creating 
new trails along the Provo River and to valley/
mountain amenities, activating Main Street parks 
and providing more parks internal to the City.

Mobility and Streetscapes
1.	 Develop and adopt new Citywide street cross 

sections, with a focus on complete streets, 
5-foot minimum sidewalks, larger park strips, 
narrower street widths and swales. 

2.	 Begin recommended improvements to Main 
Street to slow traffic down. 

3.	 Consider the use of roundabouts in certain 
studied locations. 

4.	 Actively promote the completion of 
the western bypass study and lobby for 
construction dollars. 

Summary 
These strategies reflect an emphasis on new 
street cross sections that promote swales and 
adjacent trails, improving Main Street, considering 
roundabouts and completing the bypass.

Jobs and Economic Development 
1.	 Create a Community Reinvestment Agency 

project area.

2.	 Activate Main Street public spaces so 
residents and visitors want to visit repeatedly.

3.	 Revise zoning ordinances to promote infill and 
redevelopment and incentivize a mixture of 
uses.

4.	 Promote a business center, including tech 
businesses, associated with Utah Valley 
University. 

5.	 Promote opportunities in technology, research 
and development, professional/office and light 
manufacturing. 

6.	 Create an economic incentive-based strategy. 

7.	 Attract businesses that have reduced impacts 
on air and water quality and decreased noise 
pollution. 

Summary 
These strategies reflect an emphasis on Main 
Street by creating a new financing tool (CRA), 
mixing uses, providing more jobs in a coordinated 
manner with Utah Valley University, attracting 
clean jobs and developing an incentive-based 
economic development plan/strategy.
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APPENDIX

Documents in the Appendix

The Appendix contains a series of documents listed below:
•	 Heber City Downtown Study (Downtown Redevelopment Service)
•	 General Plan Land Use Study (Lewis Young Robertson & Burningham)
•	 Moderate Income Housing Plan
•	 Presentation: Vision Celebration and General Plan Kick-Off (August 28, 2019)
•	 Presentation: Workshop Values Summary (March 20, 2019)
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Review Ordinance 2023-39 Updating the C-3 Zone, Parking 

Regulations and C-3 Design Criteria  
RESPONSIBLE: Tony Kohler, Jason Norlen 
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Community Development 

 
SUMMARY 

With the Envision Central Heber Vision adopted on September 5th, it provides guidance for several 
implementation efforts. The Vision suggests amending key zoning policies for implementation 
including the C-3 Zone Purpose and Objectives, C-3 Zone Uses and  C-3 Zone Design Criteria. 
Other Vision suggested implementation zoning strategies will be addressed in 2024 as a follow up, 
such as C-2 and C-4 zone updates, residential transition zone (a new zone) and infill strategies. 
  
In addition, recent discussions have suggested eliminating the parking requirement for retail and 
restaurant uses and establishing a lower parking requirement for residential uses in the Downtown/C-
3 zone. 
 
RECOMMENDATION 

Staff recommends Council discuss the proposed text of Ordinance 2023-39 and provide feedback for 
changes for adoption at the December 19 Council meeting. 

 
BACKGROUND 

The Envision Heber 2050 general plan was adopted a few years ago.  It covers the downtown area 
but not in the detail needed for developing priorities/steps for the City to consider in 
implementation.  Updates to the C-3 and parking chapters are being presented concurrently with the 
General Plan updates. In addition, People+Place will be trying to wrap up the general on-going 
ordinance updates by the end of the year. 
  
Anticipated future ordinance work during 2024, includes: 

Page 306 of 401



 

 

1. Review the Flag Lots requirements and Frontage/Areas to increase housing flexibility for 
Central Neighborhoods 

2. Review and update the Midway Lane Overlay District Update 
3. Create a Downtown Transition Zone Overlay District  
4. C-2 and C-4 Zone Uses/Design Standards Districts Update 
5. Potential map changes to conform the zoning with the Vision 
6. Potential Rezone of I-1 Zoned areas around 600 West 

  
In a previous update the three zones C-2, C-3, C-4 were combined into one chapter. Uses were 
updated including no additional car/RV sales in the C-3 zone. This new draft continues that update 
and adds a series of design standards covering materials, a build-to line, height restrictions near City-
owned property, and an emphasis on historic design. 
  
The historic design section is based on Lane Lythgoe’s sketch, currently housed in your “Design 
Guidelines”.   The concept promoted here allows the developer some design discretion/choices, 
except for the storefront requirements along Main Street, while assuring that the end result reflects 
historic design.   From the many features shown in the sketch, the developer needs to pick at least 
4.  This is a staff suggested reduction after the input received in the Planning Commission’s public 
hearing. This allows some flexibility and choice for the developer after incorporating storefront 
designs along Main Street. 
  
The changes are limited to the C-3 zone.  Partially this is due to the new noticing requirements 
(hopefully changing in the 2024 Legislative session) that require a mailed notice to all of the property 
owners in the C-3 zone.  If we included the C-2 and C-4 zones in the proposed changes, the mailout 
would be huge/costly and the main priority of addressing what needs to be done in the C-3 zone 
could be highly watered down, by other issues presented in the other two zones. With an intent to 
complete the C-3 updates by the end of the year, this seemed counterproductive. We will get back to 
those updates next year. 
  
Summary changes in the C-3 zone 

1. Slight expansion of the chapter purpose 
2. Added arts type uses, no drive-ins allowed (no policy change there), added Hotels back as 

CUP, restricted commercial parking so that private paid parking lots don’t front on Main, 
dropped hospitals out of the C-3, residential use on first floor not allowed on Main, corner 
plazas. 

3. Build-to line as opposed to zero front setback allows flexibility for outdoor dining – setback not 
allowed to include vehicular traffic/parking aisle drive through accesses. 

4. Many design features required covering storefront windows, awnings, main entrance doors, 
building length 

5. Building materials are limited 
6. Historic design features based on the sketch 
7. Adaptive reuse covered with some incentives.  Removal of false facades required. 
8. Residential use open space requirements or a payment in lieu 
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9. Height – 3 stories unless a stepback is included then can go to 4 and limits height around 
publicly owned land (City Park and City Hall areas) 

  
Parking chapter change 
Eliminated the parking requirement for commercial uses with just 1 space required for residential 
units, and provided on-street striping for a corresponding number of spaces, the normally required 
parking spaces, on the adjacent blocks. Residential uses are required to have one on-site parking 
space per unit. See Exhibit 2. 
  
Public Open House input (October 11th) 
An open house was held to allow for public input concerning the updates to the C-3 zone.  Every 
property owner was sent a notice for the open house and for the public hearing on the 24th. 
Attendance was mostly from potential candidates for the upcoming election, planning commission 
members, the Mayor, and several property owners.  General comments were supportive but focused 
on the following: 

• The need for a parking garage to allow for more on-site development – an options analysis is 
in process from Zions Public Finance 

• Should 100 East and West become one-way streets? 
• Continue to allow the drive-up restaurants but the drive-up window not facing Main Street is 

reasonable 
• Concerns about the chain store prohibitions, although the flexibility in the definition is greater 

than some other communities.  Even with a more restrictive ordinance in Park City, one 
meeting participant said he sees many national/international chains on the PC Main Street. 

• Will the requirement for at least 6 historic features (now changed to 4) from the Lane Lythgoe 
sketch (6 of 14 shown on the sketch) be enough to provide the historic flavor for new buildings 
within the C-3 zone? We may get some input from the State Historic Preservation Office, prior 
to the meeting. 

 
 
DISCUSSION 

The Planning Commission held a public hearing on October 24, 2023, and continued the discussion 
of the C-3 zone updates.  The priority issues for discussion included: parking, materials, historic 
features, and chain store prohibitions.  The following is intended to discuss those issues that the PC 
discussed in greater depth to provide an understanding of their concerns, and the basis for their 
recommendation. 
  
Parking 
As previously discussed, the Parking ordinance is suggested to be amended to eliminate parking 
requirements for commercial uses and lower the requirements for residential use to one on-site 
parking space per unit.  This suggestion is based on input from Roger Brooks so that more of the 
space on a lot can be devoted to buildings instead of parking lots.  It is intended to be an incentive for 
development to occur in the Downtown. 

Page 308 of 401



 

 

An alternative was offered that places some burden on the development community to assist the City 
with the parking issue. Each development would be required to stripe an equal amount of parking, 
equal to what they normally would have been required, but limited to the block they face.  The 
striping would occur on the adjacent street and would need to include street improvements where 
none exist (only the one side of the block). The Central Heber Vision did suggest that on-street 
parking could temporarily address the parking needs for development Downtown. 
Longer term needs for an off-street surface parking lot or a parking structure are not actually a zoning 
responsibility.  Recent contact with Zions Public Finance provided these financing options, for your 
information: 

1. Best source, and most commonly used source for parking garages is tax increment (CRA 
generated). 

2. City could issue sales tax bonds and make payments with parking garage fees 
3. City could create a Special Assessment Area (SAA) but this is not likely as many property 

owners would likely object. The legal threshold to enact is having at least 60% of the property 
owners agreeing. If 40 percent object, it can’t be created. Most City Councils would be hesitant 
to create a SAA if there were considerable objections (10%-20% perhaps) 

4. Local Districts – Jonathan and I don’t think you can legally create one for the purpose of 
building a parking garage.  The State Code section (17B-1-202) describes the services 
allowed under a District.  Our guess is that parking garages are not included because they 
aren’t considered a “legitimate public service”. 

5. P3 partnership – a public entity can contract with a private entity to construct and maintain a 
particular service but the revenues would have to be sufficient to make it attractive to a private 
entity.  I’ve seen this done with fiber, toll roads, hospitals, but haven’t seen it done with a 
parking garage. 

6. Business Improvement Districts – these are purely voluntary groups and have no legal powers 
to issue bonds or to require member payments from year to year. 

  
Materials 
The following text is from the draft and includes some amendments since the hearing based on 
comments at the hearing: 
New development in the C-3 zone shall incorporate common, locally found materials such as granite, 
stone, sandstone, or brick as part of the first floor façade of each building for at least 75% of the first 
floor, excluding the windows. All stories above the first floor shall incorporate at least 50% of the 
above specified materials. Stucco and EIFS are prohibited for use as materials on any façade visible 
from a right-of-way, except if located on an the side upper floor of a building or on the side or rear or 
upper floors façade. Where used they shall be sculpted to resemble brick, and/or sandstone blocks. 
  
The above changes would assure the integrity of storefront design on the first floor and allow more 
flexibility on upper floors. The updated draft includes the above language. 
  
Historic Features 
Historic features are insured in two ways.  The first is a basic requirement for first floor storefront 
design along Main Street.   This includes windows at 50% of that first floor face, transom windows 
above, and a bulkhead below. The second means of assuring historic design, is to choose 4 features 
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from the Lane Lithgow sketch, not including the three required items above. This provides the 
developer the ability to choose the features that they want to incorporate into the building, instead of 
dictating everything. The 4 feature requirement is a reduction from the previous draft where 6 were 
suggested. 
  
Chain Stores 
Again, this is Roger Brooks’ suggestion.  The definition that was reviewed is a more flexible version 
of Park City’s chain store definition.  Several have noted that Park City may not have been following 
this definition in recent years.  Checking on Midway, it appears that their architectural design 
requirements have prevented most chains from locating there. A “chain store” definition is not found 
in their definitions chapter. 
One could imply from the above that if we have the historic design, that in and of itself could prevent 
or limit chain stores from locating there.  There are also arguments to be made that some chain 
stores can benefit the community and the prohibition could prevent some desired stores from locating 
in Heber. It may be logical to postpone the chain store decision for a future discussion. The Planning 
Commission recommended letting the historic design requirements control the chain store interest in 
locating in Downtown. 
Just making “chain stores” a conditional use is not an option.  Conditional uses are administrative 
uses and if they meet the standards of your ordinances, and mitigate any actual detrimental effects, 
they should be approved. 
  
Restaurants with Drive-up windows 
As this draft has progressed, the idea of allowing restaurants with drive-up windows has been 
debated back and forth.  The current adopted version of the C-3 zone does not allow them and that 
policy is maintained in the attached draft. Drive-ups would be allowed in the other “C” zones. 
 
FISCAL IMPACT 

Potential to incentivize growth in the Downtown. Funds for processing and drafting are already 
available from the Downtown and ordinance update processes. Zoning ordinance updates are only 
one part of the Vision – there are many capital projects needed to meet the Vision. 
 
CONCLUSION 

These basic ordinance updates would help implement the Central Heber Vision in the C-3 zone. 
 
ALTERNATIVES 

The Planning Commission’s public hearing draft is included as exhibit 1 to provide additional context 
concerning their deliberations.  Parking alternatives that the PC reviewed are shown as exhibit 2. A 
clean version of the C-3 zone, incorporating the PC’s recommendation is including in Exhibit 3 and 
the final parking recommendation is Exhibit 4. 

 
POTENTIAL MOTIONS 
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N/A 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Planning 
Tony Kohler, Community Development Director 

 
EXHIBITS 

1. Exhibit 1 PC PH Version 
2. Exhibit 2 PC Parking Alts 
3. Exhibit 3 PC Recommended Draft 
4. Exhibit 4 PC Parking Recommendation 
5. HL&P PP Presentation 
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Exhibit 1 (PC’s public hearing version)

18.28 Commercial Zones

18.28.010 Purpose and Objectives  
18.28.020 Application Requirements  
18.28.030 Permitted and Conditional Uses  
18.28.040 Development Standards  
18.28.050 Additional Regulations 
18.28.060 Gross Floor Area of Buildings Limitations for Retail Business 
18.28.070 Gasoline Pump Island Locations and Lighting
18.28.080 Related Provisions

 
18.28.010 Purpose and Objectives  
  

A. The C-2 commercial zone has been established to facilitate the development of attractive 
entrances to the City.  To reduce the conflict between commercial and residential uses 
along principal highways and streets adjacent to the central commercial districts and to 
facilitate the orderly expansion of commercial uses out from the central commercial 
districts.  Incorporating some of the historical architectural styles evident on Main Street 
is suggested for development in the C-2 zone. 

B. The C-3 central commercial zone has been established as a district in which the primary 
use of the land is for business, a mixture of uses, and community activities purposes. The 
area covered by this zone is the historical core area encompassing Main Street and 
adjacent blocks, which acts as the dominant shopping, community gathering place, and 
financial center for the City and surrounding territory. For this reason, the zone has been 
located in the central part of the City, where the street pattern makes the business 
buildings variety of uses readily accessible to all parts of the City and surrounding region 
and where business and shopping, and engaging activities can be carried on with 
maximum convenience. The C-3 zone is characterized by wide, clean, well-lighted streets 
and ample pedestrian ways for the convenience and safety of the public.  It is the historic 
core of the City with an historic architectural style and variety, that is distinct from the 
rest of the City.

C. The C-4 general commercial zone has been established as a district in which the primary 
use of the land is for business, recreation, and hospitality purposes. 

 

18.28.020   Application Requirements

All permitted, and conditional uses are required to submit a site plan as part of an application 
available online and at the City offices. 
 

18.28.030 Permitted and Conditional Uses 

The following chart describes the uses that are appropriate in each commercial zone: 
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A. Symbol definitions:  P = PERMITTED USE (P) A site plan application is required with 
staff processing. Site plan applications are approved when and if they meet the ordinance 
standards. C = PLANNING COMMISSION CONDITIONAL USE REVIEW (C). A site 
plan application with Planning Commission review is required. Blank means prohibited. 

B. If a use is not specifically designated below, then it is prohibited.  
C. All uses listed in the use table that require a building permit shall also require a site plan 

application. 

Commercial Zones Permitted Use Table
LAND USES C-2  C-3  C-4  Limitations

Arts and arts-related uses, including the crafting 
of products for sale P

Caretaker dwelling P P P
Kennels, if located more than 400’ from a 

residential zone C

Home Occupations P P P
In-Home Daycare/Pre-School P P P

Mixed uses within a building C C* C
The Main Street-facing 

ground floor is required to 
be non-residential

Bed and Breakfast Inns P P P As regulated by 
Section  18.108.034

Religious institutions, schools (public and 
private), and other public buildings P P P

Commercial Day Care Center and/or Pre-
School  C C C

Group Homes P P P

Fraternity/non-profit buildings, clubs, lodges   P P P
Funeral establishments, mortuaries, and 

wedding chapels;   P P P

New and Used car lots C No car lots permitted north 
of 600 South

Gymnasium/physical fitness /Spa 
establishments (may include massage)   P P P

Pawn shops, tattoo, massage, smoke and vape 
shops, cash stores

Prohibited in all commercial 
zones

Recreation vehicle courts C C As regulated by Section 
18.96

Utility buildings, transmission lines, and 
structures, Electric substations C C C

Small Cell Installations C C C

Telecommunication towers C C

See Telecommunication 
Ordinance 18.110. Towers 
shall incorporate a stealth 

design
Public Utilities, Shops and Storage Yards, and 

Public Buildings  P P P

Public Water Reservoir/ Public Storage Tank  P P P
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LAND USES C-2  C-3  C-4  Limitations
Gas/convenience store with or w/o car wash C C

Car Wash C
Retail Shops/Services P P* P

Big Box Retail (60,000 square feet and larger) C

Financial Institutions P P P Excludes check cashing and 
loan stores

Sit Down Restaurants P P* P

Restaurants with drive-thru facilities P P No drive-thru windows 
facing the street

Professional offices, Business 
Medical/Dental/Optical Office/Clinics and 

Laboratories
P P P

Private Instructional Studio - Artist, 
Photography, Dance, Music, Drama, Health, 

Exercise
P P P May include retail sales

Commercial Complex C C

Hotels C    C C See section 18.28.040 for 
additional standards

Commercial parking lots and/or parking 
structures as a singular use C C C Not allowed within 100’ of 

Main Street in the C-3 zone

Craftsman Industrial style Light Manufacturing  C C C
Within an enclosed building 

and including a retail 
component

Manufacturing and processing C Within an enclosed building

Indoor and outdoor welding and sheet 
metal shops C C

Only allowed south of 1200 
South in the C-2 zone. Only 
artistic welding in the C-4 

zone (no sheet metal shops).

Warehouses, trucking, and associated 
storage buildings C

Truck parking and outside 
storage are not allowed 

within 60 feet of any public 
street

Hospitals C C C

Enclosed Temperature Controlled Storage Units C

Shall include commercial 
uses unrelated to the storage 
function on the street-facing 

facade
Wholesale establishments with stock on-
premises and a retail/office component/ 

store but not a storage warehouse
C

Attached Residential Developments (3 units and 
up) P

Shall not occupy ground 
floor facing Main Street 

except for residential 
entrances and amenities.

* Conventional Chain Business. Conventional Chain Business is a business, including but not 
limited to retailers or restaurants, which maintains one or more of the following standardized 
items which cause it to be substantially identical to more than 20 other businesses regardless of 
ownership or location at the time of the application: (1) standardized menu or merchandise with 
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50% or more of in-stock merchandise from a single distributor bearing uniform markings; or (2) 
a standardized array of products or merchandise; or (3) uniform apparel; or (4) standardized 
architectural design, the layout of facade, decor or color scheme and signs; trademarks, and 
service marks or logos, or similar standardized features. Such stores are not allowed in the C-3 
zone.

18.28.040 Development Standards  

A. In the C-2 and C-4 Commercial Zones, there shall be no area, width, and location 
requirements except that all buildings and structures in the C-2 and C-4 zones shall conform 
to the requirements of the adopted Heber City C-2 and C-4, and C-3 Design Standards and 
Guidelines.  In the C-3 zone a build-to front setback line is required ranging from 3’ to 15’.  
This means a building can be placed anywhere within that 3’ to 15’area. This is established 
to encourage outdoor dining space. See sections L-O for height restrictions.

B.  Entrances and Windows  
C-3 zone - entrances to the first floor of buildings shall front a public street, plaza or courtyard. 
Main entrances shall be covered or recessed using angular side walls to create a larger opening 
into the first-floor use. On double or triple-frontage lots, main doors are required where the 
greatest amount of pedestrian traffic is anticipated. When facing Main Street or within 100’ of 
Main Street on a perpendicular street, all windows shall constitute at least 50% of first-floor 
street-facing facades, and 25 percent of all upper-story street facing facades. First-floor windows 
shall include transom and bulkhead features to assure historical complementary design. Windows 
shall be at least 50 percent transparent. Street facing windows that are not on the same façade as 
the main building entrance, may cover the first-floor windows with non-advertising window 
films using a mountain (including flora and fauna), mill, orchard, pioneers, agricultural, or 
mountain-related sports theme. Living screens may replace up to 50% of the window 
requirement for the lowest anticipated pedestrian traffic frontage. Mirrored windows are not 
allowed. 

For residential units, balconies shall be required for at least 50% of the units. In no case shall any 
balconies have a separation from an opposing balcony of less than 10 feet.

Windows above the first floor in the C-3 zone shall conform to the standards described in the 
sketch in section D, including sills, windowpanes, and a sash.

C. Building Materials
One or more of the following exterior materials of a durable or resilient nature, such as brick, 
stone, composite materials, metal accents, or other materials of similar quality, hardiness, and 
low maintenance characteristics, are required in the C-3 zones. 

New development in the C-3 zone shall incorporate common, locally found materials such as 
granite, stone, sandstone, or brick as part of the first floor façade of each building for at least 
75% of the first floor, excluding the windows. All stories above the first floor shall incorporate at 
least 50% of the above specified materials. Stucco and EIFS are prohibited for use as materials 
on any façade visible from a right-of-way, except if located on an the side upper floor of a 
building or on the side or rear or upper floors façade. Where used they shall be sculpted to 
resemble brick, and/or sandstone blocks. Other materials may be considered by the Planning 
Director for soffits or as accents or unique architectural features. Twenty-five-year guarantee 
architectural shingles or other long-lasting materials are required for sloped roofs. 
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D.  Building Length and Facades
For the C-3 zone, no new street-facing building elevation may exceed 50 feet in length without at 
least a 3-foot variation in the depth of the façade along the public right of way and a 2-foot 
variation on other facades. Residential unit balconies shall not be interpreted to meet this 
requirement. No single building shall exceed 200 feet in length. Where buildings are proposed of 
that length, a separation between that building and the next building of a minimum of ten feet is 
required, creating a passageway to interior spaces. Such passageways shall be downward-lighted, 
provide a safe pedestrian space and include vegetation in boxes every 30 feet of length. At 
minimum, building facades shall provide pedestrian plazas every 200 feet of building length to 
break up long building façades along public rights-of-way. Streetside outdoor dining areas may 
substitute for such plazas. Top floors shall have architectural differentiation from the other floors 
of the building, and rooflines shall vary at least every 100 feet, at a minimum. For first-floor uses 
in mixed use buildings, the appearance of small shops/storefronts with variation in the first-floor 
façade at least every 30 feet is required. If buildings fronting on Main Street include a permanent 
awning, it shall extend at least 7 feet from the storefront/façade to provide shade and refuge from 
inclement weather. Awnings shall be cantilevered from the front façade of the building. Such 
awnings shall be provided in colors that reflect colors incorporated as part of the exterior of the 
building.

E.  Building Design Features. From the sketch below (Figure 1:Anatomy of a Main Street 
Building), to obtain a permitted use or conditional use permit, choose and incorporate within the 
building design:

C-3 zone – at least 4 of the historic features, over and above any required features.
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Figure 1 Sketch courtesy of Lane Lythgoe

Storefront, Bulkhead, and Transom Windows are required as per section B above. 

F.  C-3 Zone Adaptive Reuse – There are several existing buildings within the C-3 zone that 
could be reworked into a new use. The following general requirements are required:  

a. If the character of the existing building is deemed historic or historically 
significant, either by Federal programs or by the Historic Master Plan or by 
individual application to the City, due to its age (50 plus years minimum) or 
displays a unique architectural style or unique features, as determined by the 
Planning Director, then reconstruction shall attempt to retain as much of that 
character as possible. False facades shall be removed to reveal the original finish 
materials, which shall be rehabilitated, as per industry best practices for historic 
buildings.

b. The ground floor facing a public ROW shall encompass retail or restaurant uses to 
a minimum depth of 20’

c. The maximum height in the zone may be exceeded by up to 12’ to accommodate 
architectural features or an additional story. No transitional height requirement is 
imposed.
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d. A change of use to any use allowed in the zone, permitted or conditional, is 
allowed. Although a change of use may occur, no additional parking is required.

e. Exterior additions shall be reflective of the historical character/style of the 
original building.

f. All adaptive reuse proposals shall be processed as permitted uses.

G. C-3 Zone Site Furnishings: Site Furnishings: Each development shall incorporate site 
furnishings into the site including benches facing Main Street.  One additional site furnishing 
shall be included from this list: a patio/seating area, pedestrian plaza with benches, play areas, 
kiosk area, water feature, clock tower, sculpture, bike racks, and public art.

H.  Private Outdoor Lighting and Outdoor Dining

In the C-3 zone, lighting for streets and parking lots on the interior of the development is 
required. All lighting shall be dark sky compliant as required by Chapter 18.78 of Heber City 
Municipal Code. The applicant shall submit a plan which indicates the type and location of lights 
in relation to the development and designed for pedestrian/vehicular safety. Pedestrian lighting 
may include bollards and all lighting shall follow established themes described in subsection W 
of this section. 

Outdoor seating and dining may be partially or fully covered to extend the outdoor dining 
experience through the spring and fall months. Outdoor patio heaters and misters are permitted. 
Restaurant tables and chairs may be movable or permanent and should be reflected on the site 
plan. If alcohol is served, the restaurant will need to provide signage and decorative fencing per 
the health department code. Fencing materials shall be limited to metal picket fencing. Any 
accommodation for dogs shall be subject to the Wasatch County Health Department regulations.

I. Access Between Uses

In the C-3 zone, vehicular and pedestrian access is required between uses and does not force 
vehicles/pedestrians out to the adjacent streets.

J. Open Space and Plazas  

a. For residential development in the C-3 zone, that includes residential mixed uses, the 
open space requirement is 20% of the gross area of the site. This open space requirement 
shall be fulfilled through rooftops, terraces for general resident use, plazas and pocket 
parks. The required common open space shall be privately maintained for general use by 
the residents of the building and/or the public and be usable land areas that are not 
occupied by buildings, dwellings, structures, parking areas, streets, public park strips, 
curb-gutter-sidewalk, driveways, or alleys and shall be accessible by all residents of the 
development. For the purposes of this chapter, gross site area is defined as the total area 
of the development excluding anything in the public right of way.   For development or 
redevelopment involving sites that are one acre in size or greater, at least 40 percent of 
required open space must be in the form of a plaza that is located at the front, corner or 
side of the building along a street, and open and accessible to the public at all times. The 
following requirements must be met:
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1. At least 50% of the plaza’s perimeter that does not front on vehicular right-of-way 
shall be lined by building frontages.

2. Fully enclosed permanent structures are not permitted.
3. Playgrounds are not permitted.
4. Minimum pervious surface = 30%
5. Must include seating, shade structures, and one tree (2-inch caliper minimum) per 800 

sf of plaza area 
6. Special features such as fountains and for sale public art installations are encouraged. 

Active features, that give visitors something to do, shall be incorporated into the 
plaza.

a.  On-site open space/park substitution – in-lieu Substitutions in the C-3 zone 

 The open space/park requirement may be modified through potential substitutions for 
any development within the C-3 zone. Such in-lieu substitutions are intended to enhance 
existing parks with features or improve park land. The three parks on Main Street and the 
regional facilities near 600 West are the signature open spaces in the Central Heber area 
and are a benefit to all development in the area.

In-lieu substitutions are encouraged for the benefit of the Main Street parks and 600 West 
parks by application to the City Council or City Manager, under the following 
circumstances:

1. Cash in-lieu:  the City may determine that in certain situations, accepting cash 
as an in-lieu substitution, where it can be shown that acceptance of those funds, is 
more effective by creating park improvements as opposed to smaller on-site 
private parks. Cash in-lieu payments shall not be accepted without a qualified 
appraisal process, managed by the City. The City shall be obligated, in a timely 
manner, to use the in-lieu funds within the C-3 zone for land purchases, open 
space, pedestrian system enhancements, the daylighting of streams, and/or 
traditional park related improvements.

2. Any land which has been already dedicated, set aside, platted, or otherwise 
approved as park or open space, may not be substituted or used for any purpose 
other than those allowed by this chapter.

3. In-lieu substitutions shall be reviewed by the City Council and/or City 
Manager, through an application, however, final approval of the in-lieu 
substitution rests with the City Council. Such approvals shall occur as part of an 
MDA, or prior to issuance of Final Site Plan approval or a building permit.

K. Where buildings are located on a corner in the C-3 zone that addresses Main Street, a corner 
plaza creating a 10’ by 10’ triangle outside but adjacent to the ROW is required. Such plazas 
shall include street furniture that allows for seating, as a minimum.

L. In the C-3 zone, height shall be a maximum of three stories without a stepback, and shall not 
to exceed 46 feet for the C-3 zone or the three stories but may be raised another 12’/one 
additional story, if the building includes a stepback with a minimum of 10’ depth, above the first 
story. 
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M. In the C-3 zone, buildings over two stories shall include stepbacks between the second and 
third stories when adjacent to publicly owned properties.

N. In the areas on the west side of 100 West and the east side of 100 East, no building shall be 
taller than three stories.

O. In the C-2 and C-4 zones, height may be increased to 4 stories, not to exceed 55 feet if all of 
the following standards are met:

a. The application includes at least 10% percent affordable housing, available to 
persons at 60% of the current County Average Median Income (AMI) or below 
that threshold.

b. If it is a mixed-use building.
c. If the building design includes a step back of a least ten feet between the second 

and third stories. 

P. In the C-2 zone, buildings may be increased to 5 stories with a stepback included and 
affordable housing is included.

Q. Any use on a parcel larger than 1 acre in a C-3 or C-4 zone or any use with a building 
footprint larger than 30,000 square feet, shall become a conditional use.

R. Any use on a parcel larger than 5 acres and any use with a building footprint larger than 
60,000 square feet in the C-2 zone shall become a conditional use.

18.28.050 Additional Regulations 

The following provisions apply within the Commercial Zones
A. For buildings within the C-2 and C-4 zone, a strip of land at least fifteen feet in width 

adjacent to all public streets shall be landscaped as set forth in Chapter 18.76 of this title 
except for permitted driveways, except as required by the Heber City C-2 and C-4 Zone 
Design Standards and Guidelines.

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

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

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

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

F. Sale material may be displayed on business premises during normal working hours.
G. See 18.76.050 for building setbacks adjacent to residential use  
 

18.28.060 Gross Floor Area of Buildings Limitations for Retail Business

A. C-2 Zone. No floor area limitation. 
B. C-3 Zone. Retail establishments shall not exceed 60,000 square feet of gross first floor 

area, considered the building footprint, within the C-3 Zone. As per section 18.28.040 
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(4), all buildings in the C-3 zone that exceed a 30,000 square foot footprint, be a 
conditional use

C. C-4 Zone. No floor area limitation.

18.28.070 Gasoline Pump Island Location and Lighting 

Gasoline pump islands shall be set back from any right-of-way line to accommodate the 
landscape setback and proper circulation/stacking for the pumps. Each pump shall provide 
stacking for a minimum of two standard sized vehicles defined as 20’ for each. A circulation 
aisle beyond the stacking area is required that allows for a circular traffic movement. Pump 
islands shall be so located that automobiles stopped for service will not extend over the property 
line. In no case shall pumps be set closer than twelve feet from any street lines, nor closer than 
ten feet from any side or rear property line. Lots from which gasoline is dispensed to customers 
at retail shall be not less than seventy-five by one hundred feet in size. Canopies over pump 
islands may extend to the closest edge of any required landscaping. Any above ground fuel tanks 
such as propane tanks shall be located with a minimum setback from the ROW as per the IBC or 
30’ whichever is greater. See the Lighting Chapter 18.78, for lighting standards.

18.28.080 Related Provisions 

• Chapter 18.12 Administration 
• Chapter 18.08 Definitions
• Chapter 18.68 Supplementary Regulations
• Chapter 18.108 Conditional Use Permits 
• Chapter 18.72 Off Street Parking and Loading
• Chapter 18.103 Sign Regulations 
• Chapter 18.78 Lighting
• Chapter 18.174 Enforcement
• Chapter 17 Subdivisions 
• Heber City C-2 and C-4 Zone Design Standards and Guidelines 
• Heber City C-3 Zone Design Standards and Guidelines
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Exhibit 2 (PC’s parking alternatives)

18.72.100 Reserved Parking Requirements in the C-3 Zone 
 
Given the availability of on-street parking and existing parking lots, new commercial uses 
and existing commercial use expansions are not required to provide any on-site parking. 
Residential uses, whether configured in mixed-use buildings or single purpose buildings 
shall provide at least 1 off-street parking space per unit. Complete street improvements are 
required, that may include pavement, curbs, gutters and sidewalks, as per the Standards 
and Specifications for such streets.
 
Alternative – In the C-3 zone no on-site parking is required for any commercial use or an 
expansion of a commercial use, but the adjacent block that the use fronts on, shall install 
stall striping in the public ROW, corresponding to the required parking spaces for the use 
as shown in 18.72.30 A as part of the permitted or conditional use approval process, unless 
the block is fully striped already. Complete street improvements are required, that may 
include pavement, curbs, gutters and sidewalks, as per the Standards and Specification. 
Residential uses, whether configured in mixed-use buildings or single purpose buildings, 
shall provide at least 1 off-street parking space per unit.  
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Exhibit 3 – PC recommended draft

18.28 Commercial Zones

18.28.010 Purpose and Objectives  
18.28.020 Application Requirements  
18.28.030 Permitted and Conditional Uses  
18.28.040 Development Standards  
18.28.050 Additional Regulations 
18.28.060 Gross Floor Area of Buildings Limitations for Retail Business 
18.28.070 Gasoline Pump Island Locations and Lighting
18.28.080 Related Provisions

 
18.28.010 Purpose and Objectives  
  

A. The C-2 commercial zone has been established to facilitate the development of attractive 
entrances to the City.  To reduce the conflict between commercial and residential uses 
along principal highways and streets adjacent to the central commercial districts and to 
facilitate the orderly expansion of commercial uses out from the central commercial 
districts.  Incorporating some of the historical architectural styles evident on Main Street 
is suggested for development in the C-2 zone. 

B. The C-3 central commercial zone has been established as a district in which the primary 
use of the land is for business, a mixture of uses, and community activities purposes. The 
area covered by this zone is the historical core area encompassing Main Street and 
adjacent blocks, which acts as the dominant shopping, community gathering place, and 
financial center for the City and surrounding territory. For this reason, the zone has been 
located in the central part of the City, where the street pattern makes the business 
buildings variety of uses readily accessible to all parts of the City and surrounding region 
and where business and shopping, and engaging activities can be carried on with 
maximum convenience. The C-3 zone is characterized by wide, clean, well-lighted streets 
and ample pedestrian ways for the convenience and safety of the public.  It is the historic 
core of the City with an historic architectural style and variety, that is distinct from the 
rest of the City.

C. The C-4 general commercial zone has been established as a district in which the primary 
use of the land is for business, recreation, and hospitality purposes. 

 

18.28.020   Application Requirements

All permitted, and conditional uses are required to submit a site plan as part of an application 
available online and at the City offices. 
 

18.28.030 Permitted and Conditional Uses 

The following chart describes the uses that are appropriate in each commercial zone: 
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A. Symbol definitions:  P = PERMITTED USE (P) A site plan application is required with 
staff processing. Site plan applications are approved when and if they meet the ordinance 
standards. C = PLANNING COMMISSION CONDITIONAL USE REVIEW (C). A site 
plan application with Planning Commission review is required. Blank means prohibited. 

B. If a use is not specifically designated below, then it is prohibited.  
C. All uses listed in the use table that require a building permit shall also require a site plan 

application. 

Commercial Zones Permitted Use Table
LAND USES C-2  C-3  C-4  Limitations

Arts and arts-related uses, including the crafting 
of products for sale P

Caretaker dwelling P P P
Kennels, if located more than 400’ from a 

residential zone C

Home Occupations P P P
In-Home Daycare/Pre-School P P P

Mixed uses within a building C C C
The Main Street-facing 

ground floor is required to 
be non-residential

Bed and Breakfast Inns P P P As regulated by 
Section  18.108.034

Religious institutions, schools (public and 
private), and other public buildings P P P

Commercial Day Care Center and/or Pre-
School  C C C

Group Homes P P P

Fraternity/non-profit buildings, clubs, lodges   P P P
Funeral establishments, mortuaries, and 

wedding chapels;   P P P

New and Used car lots C No car lots permitted north 
of 600 South

Gymnasium/physical fitness /Spa 
establishments (may include massage)   P P P

Pawn shops, tattoo, massage, smoke and vape 
shops, cash stores

Prohibited in all commercial 
zones

Recreation vehicle courts C C As regulated by Section 
18.96

Utility buildings, transmission lines, and 
structures, Electric substations C C C

Small Cell Installations C C C

Telecommunication towers C C

See Telecommunication 
Ordinance 18.110. Towers 
shall incorporate a stealth 

design
Public Utilities, Shops and Storage Yards, and 

Public Buildings  P P P

Public Water Reservoir/ Public Storage Tank  P P P
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LAND USES C-2  C-3  C-4  Limitations
Gas/convenience store with or w/o car wash C C

Car Wash C
Retail Shops/Services P P P

Big Box Retail (60,000 square feet and larger) C

Financial Institutions P P P Excludes check cashing and 
loan stores

Sit Down Restaurants P P P

Restaurants with drive-thru facilities P P No drive-thru windows 
facing the street

Professional offices, Business 
Medical/Dental/Optical Office/Clinics and 

Laboratories
P P P

Private Instructional Studio - Artist, 
Photography, Dance, Music, Drama, Health, 

Exercise
P P P May include retail sales

Commercial Complex C C

Hotels C    C C See section 18.28.040 for 
additional standards

Commercial parking lots and/or parking 
structures as a singular use C C C Not allowed within 100’ of 

Main Street in the C-3 zone

Craftsman Industrial style Light Manufacturing  C C C
Within an enclosed building 

and including a retail 
component

Manufacturing and processing C Within an enclosed building

Indoor and outdoor welding and sheet 
metal shops C C

Only allowed south of 1200 
South in the C-2 zone. Only 
artistic welding in the C-4 

zone (no sheet metal shops).

Warehouses, trucking, and associated 
storage buildings C

Truck parking and outside 
storage are not allowed 

within 60 feet of any public 
street

Hospitals C C C

Enclosed Temperature Controlled Storage Units C

Shall include commercial 
uses unrelated to the storage 
function on the street-facing 

facade
Wholesale establishments with stock on-
premises and a retail/office component/ 

store but not a storage warehouse
C

Attached Residential Developments (3 units and 
up) P

Shall not occupy ground 
floor facing Main Street 

except for residential 
entrances and amenities.

18.28.040 Development Standards  
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A. In the C-2 and C-4 Commercial Zones, there shall be no area, width, and location 
requirements except that all buildings and structures in the C-2 and C-4 zones shall conform 
to the requirements of the adopted Heber City C-2 and C-4, and C-3 Design Standards and 
Guidelines.  In the C-3 zone a build-to front setback line is required ranging from 3’ to 15’.  
This means a building can be placed anywhere within that 3’ to 15’area. This is established 
to encourage outdoor dining space. See sections L-O for height restrictions.

B.  Entrances and Windows  
C-3 zone - entrances to the first floor of buildings shall front a public street, plaza or courtyard. 
Main entrances shall be covered or recessed using angular side walls to create a larger opening 
into the first-floor use. On double or triple-frontage lots, main doors are required where the 
greatest amount of pedestrian traffic is anticipated. When facing Main Street or within 100’ of 
Main Street on a perpendicular street, all windows shall constitute at least 50% of first-floor 
street-facing facades, and 25 percent of all upper-story street facing facades. First-floor windows 
shall include transom and bulkhead features to assure historical complementary design. Windows 
shall be at least 50 percent transparent. Street facing windows that are not on the same façade as 
the main building entrance, may cover the first-floor windows with non-advertising window 
films using a mountain (including flora and fauna), mill, orchard, pioneers, agricultural, or 
mountain-related sports theme. Living screens may replace up to 50% of the window 
requirement for the lowest anticipated pedestrian traffic frontage. Mirrored windows are not 
allowed. 

For residential units, balconies shall be required for at least 50% of the units. In no case shall any 
balconies have a separation from an opposing balcony of less than 10 feet.

Windows above the first floor in the C-3 zone shall conform to the standards described in the 
sketch in section D, including sills, windowpanes, and a sash.

C. Building Materials
One or more of the following exterior materials of a durable or resilient nature, such as brick, 
stone, composite materials, metal accents, or other materials of similar quality, hardiness, and 
low maintenance characteristics, are required in the C-3 zones. 

New development in the C-3 zone shall incorporate common, locally found materials such as 
granite, stone, sandstone, or brick as part of the first floor façade of each building for at least 
75% of the first floor, excluding the windows. All stories above the first floor shall incorporate at 
least 50% of the above specified materials. Stucco and EIFS are prohibited for use as materials 
on any façade visible from a right-of-way, except if located on an upper floor of a building or on 
the side or rear façade. Where used they shall be sculpted to resemble brick, and/or sandstone 
blocks. Other materials may be considered by the Planning Director for soffits or as accents or 
unique architectural features. Twenty-five-year guarantee architectural shingles or other long-
lasting materials are required for sloped roofs. 

D.  Building Length and Facades
For the C-3 zone, no new street-facing building elevation may exceed 50 feet in length without at 
least a 3-foot variation in the depth of the façade along the public right of way and a 2-foot 
variation on other facades. Residential unit balconies shall not be interpreted to meet this 
requirement. No single building shall exceed 200 feet in length. Where buildings are proposed of 
that length, a separation between that building and the next building of a minimum of ten feet is 
required, creating a passageway to interior spaces. Such passageways shall be downward-lighted, 
provide a safe pedestrian space and include vegetation in boxes every 30 feet of length. At 
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minimum, building facades shall provide pedestrian plazas every 200 feet of building length to 
break up long building façades along public rights-of-way. Streetside outdoor dining areas may 
substitute for such plazas. Top floors shall have architectural differentiation from the other floors 
of the building, and rooflines shall vary at least every 100 feet, at a minimum. For first-floor uses 
in mixed use buildings, the appearance of small shops/storefronts with variation in the first-floor 
façade at least every 30 feet is required. If buildings fronting on Main Street include a permanent 
awning, it shall extend at least 7 feet from the storefront/façade to provide shade and refuge from 
inclement weather. Awnings shall be cantilevered from the front façade of the building. Such 
awnings shall be provided in colors that reflect colors incorporated as part of the exterior of the 
building.

E.  Building Design Features. From the sketch below (Figure 1:Anatomy of a Main Street 
Building), to obtain a permitted use or conditional use permit, choose and incorporate within the 
building design:

C-3 zone – at least 4 of the historic features, over and above any required features.

Figure 1 Sketch courtesy of Lane Lythgoe

Storefront, Bulkhead, and Transom Windows are required as per section B above. 
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F.  C-3 Zone Adaptive Reuse – There are several existing buildings within the C-3 zone that 
could be reworked into a new use. The following general requirements are required:  

a. If the character of the existing building is deemed historic or historically 
significant, either by Federal programs or by the Historic Master Plan or by 
individual application to the City, due to its age (50 plus years minimum) or 
displays a unique architectural style or unique features, as determined by the 
Planning Director, then reconstruction shall attempt to retain as much of that 
character as possible. False facades shall be removed to reveal the original finish 
materials, which shall be rehabilitated, as per industry best practices for historic 
buildings.

b. The ground floor facing a public ROW shall encompass retail or restaurant uses to 
a minimum depth of 20’

c. The maximum height in the zone may be exceeded by up to 12’ to accommodate 
architectural features or an additional story. No transitional height requirement is 
imposed.

d. A change of use to any use allowed in the zone, permitted or conditional, is 
allowed. Although a change of use may occur, no additional parking is required.

e. Exterior additions shall be reflective of the historical character/style of the 
original building.

f. All adaptive reuse proposals shall be processed as permitted uses.

G. C-3 Zone Site Furnishings: Site Furnishings: Each development shall incorporate site 
furnishings into the site including benches facing Main Street.  One additional site furnishing 
shall be included from this list: a patio/seating area, pedestrian plaza with benches, play areas, 
kiosk area, water feature, clock tower, sculpture, bike racks, and public art.

H.  Private Outdoor Lighting and Outdoor Dining

In the C-3 zone, lighting for streets and parking lots on the interior of the development is 
required. All lighting shall be dark sky compliant as required by Chapter 18.78 of Heber City 
Municipal Code. The applicant shall submit a plan which indicates the type and location of lights 
in relation to the development and designed for pedestrian/vehicular safety. Pedestrian lighting 
may include bollards and all lighting shall follow established themes described in subsection W 
of this section. 

Outdoor seating and dining may be partially or fully covered to extend the outdoor dining 
experience through the spring and fall months. Outdoor patio heaters and misters are permitted. 
Restaurant tables and chairs may be movable or permanent and should be reflected on the site 
plan. If alcohol is served, the restaurant will need to provide signage and decorative fencing per 
the health department code. Fencing materials shall be limited to metal picket fencing. Any 
accommodation for dogs shall be subject to the Wasatch County Health Department regulations.

I. Access Between Uses

In the C-3 zone, vehicular and pedestrian access is required between uses and does not force 
vehicles/pedestrians out to the adjacent streets.

J. Open Space and Plazas  
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a. For residential development in the C-3 zone, that includes residential mixed uses, the 
open space requirement is 20% of the gross area of the site. This open space requirement 
shall be fulfilled through rooftops, terraces for general resident use, plazas and pocket 
parks. The required common open space shall be privately maintained for general use by 
the residents of the building and/or the public and be usable land areas that are not 
occupied by buildings, dwellings, structures, parking areas, streets, public park strips, 
curb-gutter-sidewalk, driveways, or alleys and shall be accessible by all residents of the 
development. For the purposes of this chapter, gross site area is defined as the total area 
of the development excluding anything in the public right of way.   For development or 
redevelopment involving sites that are one acre in size or greater, at least 40 percent of 
required open space must be in the form of a plaza that is located at the front, corner or 
side of the building along a street, and open and accessible to the public at all times. The 
following requirements must be met:

1. At least 50% of the plaza’s perimeter that does not front on vehicular right-of-way 
shall be lined by building frontages.

2. Fully enclosed permanent structures are not permitted.
3. Playgrounds are not permitted.
4. Minimum pervious surface = 30%
5. Must include seating, shade structures, and one tree (2-inch caliper minimum) per 800 

sf of plaza area 
6. Special features such as fountains and for sale public art installations are encouraged. 

Active features, that give visitors something to do, shall be incorporated into the 
plaza.

a.  On-site open space/park substitution – in-lieu Substitutions in the C-3 zone 

 The open space/park requirement may be modified through potential substitutions for 
any development within the C-3 zone. Such in-lieu substitutions are intended to enhance 
existing parks with features or improve park land. The three parks on Main Street and the 
regional facilities near 600 West are the signature open spaces in the Central Heber area 
and are a benefit to all development in the area.

In-lieu substitutions are encouraged for the benefit of the Main Street parks and 600 West 
parks by application to the City Council or City Manager, under the following 
circumstances:

1. Cash in-lieu:  the City may determine that in certain situations, accepting cash 
as an in-lieu substitution, where it can be shown that acceptance of those funds, is 
more effective by creating park improvements as opposed to smaller on-site 
private parks. Cash in-lieu payments shall not be accepted without a qualified 
appraisal process, managed by the City. The City shall be obligated, in a timely 
manner, to use the in-lieu funds within the C-3 zone for land purchases, open 
space, pedestrian system enhancements, the daylighting of streams, and/or 
traditional park related improvements.

2. Any land which has been already dedicated, set aside, platted, or otherwise 
approved as park or open space, may not be substituted or used for any purpose 
other than those allowed by this chapter.
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3. In-lieu substitutions shall be reviewed by the City Council and/or City 
Manager, through an application, however, final approval of the in-lieu 
substitution rests with the City Council. Such approvals shall occur as part of an 
MDA, or prior to issuance of Final Site Plan approval or a building permit.

K. Where buildings are located on a corner in the C-3 zone that addresses Main Street, a corner 
plaza creating a 10’ by 10’ triangle outside but adjacent to the ROW is required. Such plazas 
shall include street furniture that allows for seating, as a minimum.

L. In the C-3 zone, height shall be a maximum of three stories without a stepback, and shall not 
to exceed 46 feet for the C-3 zone or the three stories but may be raised another 12’/one 
additional story, if the building includes a stepback with a minimum of 10’ depth, above the first 
story. 

M. In the C-3 zone, buildings over two stories shall include stepbacks between the second and 
third stories when adjacent to publicly owned properties.

N. In the areas on the west side of 100 West and the east side of 100 East, no building shall be 
taller than three stories.

O. In the C-2 and C-4 zones, height may be increased to 4 stories, not to exceed 55 feet if all of 
the following standards are met:

a. The application includes at least 10% percent affordable housing, available to 
persons at 60% of the current County Average Median Income (AMI) or below 
that threshold.

b. If it is a mixed-use building.
c. If the building design includes a step back of a least ten feet between the second 

and third stories. 

P. In the C-2 zone, buildings may be increased to 5 stories with a stepback included and 
affordable housing is included.

Q. Any use on a parcel larger than 1 acre in a C-3 or C-4 zone or any use with a building 
footprint larger than 30,000 square feet, shall become a conditional use.

R. Any use on a parcel larger than 5 acres and any use with a building footprint larger than 
60,000 square feet in the C-2 zone shall become a conditional use.

18.28.050 Additional Regulations 

The following provisions apply within the Commercial Zones
A. For buildings within the C-2 and C-4 zone, a strip of land at least fifteen feet in width 

adjacent to all public streets shall be landscaped as set forth in Chapter 18.76 of this title 
except for permitted driveways, except as required by the Heber City C-2 and C-4 Zone 
Design Standards and Guidelines.

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

C. Storage of all merchandise, material and products shall be carried on within a building or 
within an area enclosed with a sight-obscuring fence or wall except for licensed vehicles 
in running order. 
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D. All off-street parking shall be hard-surfaced as regulated by Chapter 18.72, except within 
the C-3 zone where some parking requirements have been reduced. 

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

F. Sale material may be displayed on business premises during normal working hours.
G. See 18.76.050 for building setbacks adjacent to residential use  
 

18.28.060 Gross Floor Area of Buildings Limitations for Retail Business

A. C-2 Zone. No floor area limitation. 
B. C-3 Zone. Retail establishments shall not exceed 60,000 square feet of gross first floor 

area, considered the building footprint, within the C-3 Zone. As per section 18.28.040 
(4), all buildings in the C-3 zone that exceed a 30,000 square foot footprint, be a 
conditional use

C. C-4 Zone. No floor area limitation.

18.28.070 Gasoline Pump Island Location and Lighting 

Gasoline pump islands shall be set back from any right-of-way line to accommodate the 
landscape setback and proper circulation/stacking for the pumps. Each pump shall provide 
stacking for a minimum of two standard sized vehicles defined as 20’ for each. A circulation 
aisle beyond the stacking area is required that allows for a circular traffic movement. Pump 
islands shall be so located that automobiles stopped for service will not extend over the property 
line. In no case shall pumps be set closer than twelve feet from any street lines, nor closer than 
ten feet from any side or rear property line. Lots from which gasoline is dispensed to customers 
at retail shall be not less than seventy-five by one hundred feet in size. Canopies over pump 
islands may extend to the closest edge of any required landscaping. Any above ground fuel tanks 
such as propane tanks shall be located with a minimum setback from the ROW as per the IBC or 
30’ whichever is greater. See the Lighting Chapter 18.78, for lighting standards.

18.28.080 Related Provisions 

• Chapter 18.12 Administration 
• Chapter 18.08 Definitions
• Chapter 18.68 Supplementary Regulations
• Chapter 18.108 Conditional Use Permits 
• Chapter 18.72 Off Street Parking and Loading
• Chapter 18.103 Sign Regulations 
• Chapter 18.78 Lighting
• Chapter 18.174 Enforcement
• Chapter 17 Subdivisions 
• Heber City C-2 and C-4 Zone Design Standards and Guidelines 
• Heber City C-3 Zone Design Standards and Guidelines

Page 331 of 401



Exhibit 4 – PC recommendation

18.72.100 Reserved Parking Requirements in the C-3 Zone 

In the C-3 zone no on-site parking is required for any commercial use or an expansion of a 
commercial use, but the adjacent block that the use fronts on, shall install stall striping in 
the public ROW, corresponding to the required parking spaces for the use as shown in 
18.72.30 A as part of the permitted or conditional use approval process, unless the block is 
fully striped already. Complete street improvements are required, that may include 
pavement, curbs, gutters and sidewalks, as per the Standards and Specification. Residential 
uses, whether configured in mixed-use buildings or single purpose buildings, shall provide 
at least 1 off-street parking space per unit.  
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Public Utility 
Easements (PUE) 

& Building 
Setbacks
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HLP Typical –
Public Utility Easement
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Heber City Typical –
Public Utility Easement
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Setbacks for C-3, North Village, North 
Open Space, & University Village Zones
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Setbacks for C-3
Center & Main Street Project
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Pad Mount Switch, 
Sectionalizer, & 

Transformer

Switch: 87" W x 85" L

Sectionalizer: 87” L x 36” W

Transformer: 36” L x 30” W 

Page 338 of 401



Coyote Ridge 
Phases 3 & 4

• 5 Ft Setbacks

• Gas is out in the 
road

• Barely enough 
room for water 

cans

• Pressurized 
Irrigation in 

landscape areas 
opposite of culinary
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Back Yard
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Front & Side 
Yard

10 Feet – Front & Side
Barely enough room for

Power or Communications Equipment
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Ordinance 2023-42 Updating Chapter 18.04 General Provisions, 

Chapter 18.12 Administration, Chapter 18.16 Zones Generally and 
Chapter 2.38 and 2.48 of the Heber City Municipal Code 

RESPONSIBLE: Tony Kohler, Meg Ryan, Planning Consultant 
DEPARTMENT: Planning 
STRATEGIC RELEVANCE: Community Development 

 
SUMMARY 

As part of the Phase 3 Envision Heber Code Update, the Planning Commission is reviewing the 
Administrative, General Provisions and Zones Generally Chapters. These chapters and the 
definitions chapter are the final chapters left in this effort to update the Heber City zoning codes.  
  
A work session was held on these proposed drafts on May 9, 2023 by the Planning Commission. The 
Commission had minor comments for the 3 proposed updates to Chapter 18.04, 18.12, and 18.16. 
The draft reflects updates to these chapters to reflect current law, current departmental practices, 
removal of conflicting provisions and to make the processes of the Planning Department and 
Commission clear and accessible to both those who administer the code and those who are 
regulated by it. No zoning districts are affected by the proposed changes to these administrative 
chapters. On July 11, 2023, the Commission held a public hearing on these amendments. No input 
was received, and the Commission forwarded a positive recommendation to the City Council on 
these proposed amendments. The City Council held a work session on the item on October 17, 2023. 
 
RECOMMENDATION 

Staff recommends that the City Council adopt Ordinance 2023-42, approving the proposed 
amendments to Chapter 18.04 General Provisions, 18.12 Administration, 18.16 Zones Generally and 
Repeal Sections 2.38 and 2.48 of the Heber Municipal Code. 

 
BACKGROUND 

 These chapters have been updated to reflect state law, incorporate sections that were moved from 
other chapters and had new regulations added or updated. Exhibit 1 details the proposed draft. 
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DISCUSSION 

Chapter Summary of proposed changes:  
  
18.04 General Provisions: 
 
In the chapter the following provisions were added to comply with state law practices: 
  
18.04.080        Temporary Regulations 
18.04.090         Exactions 
18.040.100      Vested Rights 
18.040.110      Development Agreements 
18.040.120      Penalties  
  
Other sections were updated to reflect current practices and legal terminology. 
  
18.12 Administrative: 
  
This chapter was updated to reflect the “who does what” details regarding regulatory review process 
for land use in Heber City. This chapter was primarily updated to remove conflicting provisions on the 
powers and duties of the commission and staff and to try to provide clear details on the processes for 
permit review. A new section was added called the Agricultural Protection Area (APA) to reflect the 
requirement by state code. The powers and duties for the commission is recommended to reside in 
this chapter and if approved would need to be repealed from existing conflicting provisions in the 
Municipal Code, Sections 2.38 and 2.48. 
 
18.16 Zones Generally: 
  
The updates to Title 18 over the past year have resulted in significant new terminologies for the 
zoning districts. We suggest deleting provisions in the chapter to reflect those changes and suggest 
renaming this chapter to “Boundaries of Zones”. 
 
FISCAL IMPACT 

No anticipated impact to the City Budget. 
 
CONCLUSION 

The proposed amendment: 

1. Simplifies the code; 
2. Brings the code into compliance with state code and best practices; and 
3. Further implements the goals and policies of Envision Heber 2050. 

 
 
ALTERNATIVES 
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1. Approve as proposed 
2. Approve as amended 
3. Continue 
4. Deny 

 
POTENTIAL MOTIONS 

Staff Recommended Option – Approve 
I move to adopt Ordinance 2023-42, amending Chapter 18.04 General Provisions, 18.12 
Administration, 18.16 Zones Generally and Sections 2.38 and 2.48 of the Heber City Code, with 
the findings and conditions as presented in the conclusion above. 
  
Alternative 2 – Approve as Amended 
I move to adopt Ordinance 2023-42, amending Chapter 18.04 General Provisions, 18.12 
Administration, 18.16 Zones Generally and Sections 2.38 and 2.48 of the Heber City Code, with 
the findings and conditions as presented in the conclusion above, with the following changes: 
________________________________________________________________________________
_________________________________________________________________________________
____________________________________________________________________________________________
_________ 
  
Alternative 3 – Continue 
 I move to continue the item to another meeting on , with direction to the applicant and/or Staff on 
information and / or changes needed to render a decision, as follows: 
________________________________________________________________________________
_________________________________________________________________________________
____________________________________________________________________________________________
_________ 
Alternative 4 – Deny 
I move to deny Ordinance 2023-42, with the following findings: 
________________________________________________________________________________
_________________________________________________________________________________
____________________________________________________________________________________________
_________ 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Planning 
Tony Kohler, Community Development Director 

 
EXHIBITS 

1. Ord 2023-42 General Provisions Admin Zones Generally 
2. Redline Version Ord 2023-42 
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Ordinance 2023-42

AN ORDINANCE AMENDING CHAPTERS 18.04 GENERAL PROVISIONS, 
CHAPTER 18.12 ADMINISTRATION, CHAPTER 18.16 ZONES GENERALLY OF 

TITLE 18 AND REPEALING SECTIONS 2.38 AND 2.48 OF THE HEBER CITY 
MUNICIPAL CODE

BE IT ORDAINED by the City Council of Heber City, Utah, Heber City Municipal Code, 
Chapter 18.04 General Provisions, 18.12 Administration, 18.16 Zones Generally of the Heber 
City Code are hereby Amended and Adopted to read as follows, and Chapter 2.38 and 2.48 of the 
Heber City Municipal Code is hereby repealed. 

18.04 General Provisions

18.04.010 Title, Intent, and Purpose
18.04.020 Applicability of Provisions
18.04.030  City Compliance
18.04.040 Interpretation of Provisions
18.04.050 Effect on previous ordinances and maps
18.04.070 Severability
18.04.080 Temporary Regulations
18.04.090 Exactions
18.040.100 Vested Rights
18.040.110 Development Agreements
18.040.120 Penalties 

18.04.010 Title, Intent, and Purpose

This title and the regulations and restrictions contained herein are adopted and enacted for the 
purpose of enacting the rules and regulations for land use in Heber City. The General Plan is the 
foundation for establishing goals, purposes, and activities allowed on each land parcel to provide 
compatibility and continuity to the entire region as well as each individual neighborhood of for 
the present and future inhabitants of Heber City. The General Plan sets a future vision for the 
City and the zoning implements that vision. Concurrency is not mandated between the Plan and 
this code. The land use and development code is adopted to implement the evolving objectives of 
the General Plan and the following goals:

A. To encourage and facilitate orderly growth and development in the area;
B. To promote safety from fires, floods, traffic hazards, and other dangers;
C. To promote sanitation and health of the inhabitants;
D. To discourage undue scattering of population and unnecessary expenditures of 

the moneys for excessive streets, water and sewer lines, and other public requirements;
E. To stabilize and improve property values;
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F. To protect the residents from objectionable noise, odor, dust, fumes, and other 
deleterious substances or conditions.

18.04.020 Applicability of Provisions

The regulations and restrictions as set forth in this title shall be interpreted and applied as 
to further the purposes of this title.

18.04.030 City Compliance

The City is bound by the terms and standards of applicable land use ordinances and shall comply 
with mandatory provisions of those ordinances.

18.04.040 Interpretation of Provisions

In interpreting and applying the provisions of this title, the requirements contained herein are 
declared to be the minimum requirements for the purposes set forth. The Community 
Development Director shall act as the land use authority to interpret the ordinance to members of 
the public, City departments, and to other branches of government, subject to general and 
specific policies established by the Planning Commission and City Council. Upon request, the 
Community Development Director shall make a written interpretation of the text of this title.

18.04.050 Effect on previous ordinances and maps

The existing ordinances of Heber City covering planning and the zoning of areas and districts in 
the City in their entirety and including the maps heretofore adopted and made a part of said 
ordinances, are hereby superseded and amended to read as set forth herein; provided, however, 
that this title, including the attached maps, shall be deemed a continuation of previous 
ordinances, and not a new enactment, insofar as the substance of revisions of previous 
ordinances are included in this title, whether in the same or in different language; and this title 
shall be so interpreted upon all questions of construction, including but not limited to questions 
of construction relating to tenure of officers and boards established by previous ordinances and 
to questions of conforming or nonconforming uses, buildings or structures, and to questions as to 
the dates upon which such uses, buildings, or structures became conforming or nonconforming. 

18.04.070 Severability

If any part of this Ordinance is found to be unlawful or invalid by a court of law, that part 
alone shall be held as such and the remainder of this Ordinance shall remain in full effect.

18.04.080 Temporary Regulations

A. The City Council may, without prior consideration of or recommendation from the 
Planning Commission, enact an ordinance establishing a temporary land use regulation for 
any part or all of the area within the municipality if:
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1. the legislative body makes a finding of compelling, countervailing public interest; 
or

2. the area is unregulated.
B. A temporary land use regulation under Subsection (1)(a) may prohibit or regulate the 

erection, construction, reconstruction, or alteration of any building or structure or any 
subdivision approval.

C. A temporary land use regulation under Subsection (1)(a) may not impose an impact fee or 
other financial requirement on building or development.

D. The City Council shall establish a period of limited effect for the ordinance not to exceed 
180 days.

E. The City Council may not apply the provisions of a temporary land use regulation to the 
review of a specific land use application if the land use application is impaired or 
prohibited by proceedings initiated under Utah Code 10-9a-509(1)(a)(ii)(B) et seq.

18.04.090 Exactions

The City may impose an exaction or exactions on proposed land use development if:
A. An essential nexus exists between a legitimate governmental interest and each exaction; 
B. And each exaction is roughly proportionate, both in nature and extent, to the impact of 

the proposed development.

18.040.100 Vested Rights

An applicant is entitled to approval of a land use application if:

A. The application conforms to the requirements of the zoning map and applicable land use 
ordinance in effect when a complete application is submitted and all fees have been paid, 
unless:
1. The governing body, on the record, finds that a compelling, countervailing public 

interest would be jeopardized by approving the application; or
2. in the manner provided by local ordinance and before the application is submitted, the 

city has formally initiated proceedings to amend its ordinances in a manner that 
would prohibit approval of the application as submitted.

B. The city shall process an application without regard to proceedings initiated to amend the 
municipality's ordinances if:
1. 180 days have passed since the proceedings were initiated; and
2. The proceedings have not resulted in an enactment that prohibits the approval of the 

application as submitted.
3. An application for a land use approval is considered submitted and complete when 

the application is provided in a form that complies with the requirements of 
applicable ordinances and all applicable fees have been paid.

C. The continuing validity of an approval of a land use application is conditioned upon the 
applicant proceeding after approval to implement the approval with reasonable diligence. 
The city shall not impose on a holder of an issued land use permit a requirement that is 
not expressed in the land use permit or in documents on which the land use permit is 
based or in the City ordinances.
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D. The city will not withhold issuance of a certificate of occupancy because of an applicant's 
failure to comply with a requirement that is not expressed in the building permit or in 
documents on which the building permit is based or in the city ordinances.

18.040.110 Development Agreements

A. The City may enter into a development agreement containing any term that the 
municipality considers necessary or appropriate to accomplish the purposes of this Title.

B. A development agreement may not:
1. limit the City's authority in the future to:

a. enact a land use regulation; or 
b. take any action allowed under Utah State Code Section 10-8-84 et seq;

2. require the city to change the zoning designation of an area of land within the city in 
the future; or 

3. allow a use or development of land that applicable land use regulations governing the 
area subject to the development agreement would otherwise prohibit, unless the 
legislative body approves the development agreement in accordance with the same 
procedures for enacting a land use regulation under Utah State Code Section 10-9a-
502 et seq, including a review and recommendation from the Planning Commission 
and a public hearing.

C. A development agreement that requires the implementation of an existing land use 
regulation as an administrative act does not require the city legislative body's approval 
under Utah State Code Section 10-9a -502 et seq.

D. If a development agreement restricts an applicant's rights under clearly established state 
law, the municipality shall disclose in writing to the applicant the rights of the applicant 
the development agreement restricts.

E. The city’s failure to disclose in accordance with Subsection D. voids any provision in the 
development agreement pertaining to the undisclosed rights.

F. A municipality may not require a development agreement as a condition for developing 
land if the municipality's land use regulations establish all applicable standards for 
development on the land.

G. To the extent that a development agreement does not specifically address a matter or 
concern related to land use or development, the matter or concern is governed by this 
Title and any applicable land use regulations.

18.040.120 Penalties

Any person, firm, or corporation, whether as principal agent, employed or otherwise, violating or 
causing or permitting the violation of any of the provisions of this title shall be guilty of a Class 
C misdemeanor. Such person, firm, or corporation shall be deemed to be guilty of a separate 
offense for each and every day during which any portion of any violation of this title is 
committed, continued, or permitted by such person, firm, or corporation, and shall be punishable 
as herein provided.
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18.12 Administration

18.12.005 Purpose and Intent
18.12.010 Building Permit Required
18.12.080 Community Development Director -- Appointment and Duties 
18.12.090  Reviewing Bodies and Procedures 
18.12.100 Appeal Authority
18.12.105 Planning Commission Created and Membership
18.12.110 Planning Commission - Powers And Duties
18.12.115 Planning Commission Terms of Office, Organization and Removal from Office
18.12.140 Agricultural Protection Area (APA)

18.12.005 Purpose and Intent

The purpose of this section is to establish regulations and procedures for the processing and 
consideration of applications allowed by this Land Use Code and designating the land use 
authority as the Community Development Director, Planning Director, or designee, the Planning 
Commission and the City Council.

18.12.010 Building Permit -- Required

Construction permits are required as defined by the International Codes adopted for buildings, 
plumbing, mechanical, and electrical systems. Local building permits are not required for 
Federal buildings, State buildings, and School District buildings as defined in State and Federal 
statutes. County and City buildings constructed within the City boundaries are required to obtain 
a building permit.

18.12.020 Building Permit -- Application

No person, firm or corporation shall commence to construct, alter or move a building or 
structure, or to make a change in use of any land within the territory shown on the zone map 
which has been adopted as a part of this title without first submitting an application and 
obtaining a permit therefore from the Community Development Director or other authorized 
officer; provided, however, that permits for the moving of structures shall be granted only after 
complying with the requirements as set forth in Section 18.108.090 of this title. A permit shall 
also be required for the moving and/or improvement of moved-in homes, demountable homes, 
manufactured homes and similar movable structures.

18.12.080 Community Development Director 

A. The Community Development Director shall oversee, supervise and be responsible for 
the City’s planning department, building department and economic development 
department.

B. The Community Development Director shall ensure that each department performs all 
duties and functions as set forth in the State Code and City Code.    
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C. The Community Development Director may perform any functions or duties in City Code 
that are allocated or assigned to the Planning Director, Planning Manager or Building 
Official if the Community Development Director is qualified and licensed to perform 
such functions or duties.

D. The Community Development Director, with the advice and consent of the City Manager, 
may create positions within the planning department, building department and economic 
development department as needed, and may assign duties and responsibilities to such 
positions.  

E. The City Manager and City Council may assign other responsibilities to the Community 
Development Director.

18.12.090 Reviewing Bodies and Procedures 

A. Reviewing Bodies. For each type of application, the following official roles and decision-
making responsibility/authority is listed for each land use authority. In addition, the type 
of meeting by type of application is listed.  UCA 10-9a-Part 2 et seq. sets the noticing 
requirements by law. General plan related public hearings have different requirements than 
regular public hearings. 
A public meeting is a meeting that is open to the public, with public comment at the 
discretion of the land use authority (the reviewing body).  A public hearing is a meeting 
that is open to the public and public comment is encouraged.  The type of meeting is 
determined by the type of application and the reviewing body/land use authority it is before.
The Community Development Director (CDD) or designee, the Appeal Authority (AA), 
the Planning Commission (PC), and the City Council (CC) acting as Land Use 
Authorities each have the following primary responsibility/authority to review 
applications for compliance with this Code: 
 “R” means the body reviews an application for completeness and/or ordinance 
compliance.  “D” means the body is authorized to make a final decision on the 
application.

Type of Review Planning 
Department

Planning 
Commissio

n

City 
Council

Appeal 
Authority Meeting Type

Land Use Permits 
(SFDs, accessory 
buildings, etc.)

D   AA  NA
If appealed, hearing 
type determined by 
Appeal Authority

Permitted Use and any 
amendments (Site Plan 
Required)

D   AA NA
If appealed, hearing 
type is determined 

by Appeal Authority

Conditional Use Permits 
and major CU 

R D AA Public Meeting
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Type of Review Planning 
Department

Planning 
Commissio

n

City 
Council

Appeal 
Authority Meeting Type

amendments (Site Plan 
Required)

If appealed, hearing 
type is determined 

by Appeal Authority 

Conditional Use Minor 
Amendment

D    NA

Boundary Line 
Adjustment[1]

D  NA

Minor Subdivisions (10 
or fewer lots)

D    NA

Concept Subdivision 
Plan (Subdivisions 
larger than 10 lots) 

Optional 
Review

   NA

Preliminary Subdivision 
Plat

R D   Public Meeting

Final Subdivision Plat D    NA

Subdivision 
Amendment

D    NA[2]

Street and/or Easement 
Vacation

R R D  Public Meeting

Business License
(zoning review only)

R  NA

Variance of land use 
code 

R   D Determined by  
Appeal Authority

Rezones/Zoning Map 
Amendment (Master 
Plans and MDAs are 
required for any 
proposed development 
in the COSZ, MURC, 
PCZ, MCZ, NVOZ)

R R D  Planning 
Commission holds a 
Public Hearing. City 

Council holds a 
Public Meeting or 
may hold a Public 

Hearing

Text Changes to the 
Zoning and Subdivision 
Ordinances

R R D  Planning 
Commission holds a 
Public Hearing. City 

Council holds a 
Public Meeting or 
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Type of Review Planning 
Department

Planning 
Commissio

n

City 
Council

Appeal 
Authority Meeting Type

may hold a Public 
Hearing

General Plan Adoption 
or Amendment

R R D  Planning 
Commission holds a 
Public Hearing. City 

Council holds a 
Public Meeting or 
may hold a Public 

Hearing

Annexation Petition 
(includes a Master Plan 
and a master 
development agreement 
and a zone designation 
when annexed)

R R D  Planning 
Commission holds a 
Public Hearing or a 

Public Meeting. City 
Council holds 
Public Hearing

Major Amendments to 
any master development 
agreement or master 
plan

R R D  Planning 
Commission holds a 
Public Hearing. City 

Council holds a 
Public Meeting or 
may hold a Public 

Hearing

Minor Amendments to 
any master development 
agreement or master 
plan

D    NA

Agricultural Protection 
Zones

R R D

   
[1] No action required unless the lots created are not in compliance with this Title.
[2] Public hearing only required if adjacent owners object or if not all owners in the 
subdivision have been notified per Utah State Code 10-9a-608 et seq.

B. Notice of Decision.
1. Record of Final Decision. After hearing the evidence and considering the application, 

the approving land use authority (Planning Commission, Community Development 
Director or designee, hearing officer, and City Council on land use applications) shall 
make its written findings and have them entered in the minutes. 
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2. Notice of Decision. Upon a decision by the approving authority, a notice of decision 
shall be mailed to the applicant at the address or e-mail address given in the 
application. A notice of decision can be a new written notice, a copy of the 
administrative approval form signed by the Community Development Director or 
designee, or a copy of the approved minutes. A decision by the approving authority is 
final at the time the notice of decision is issued in writing. If a notice of decision is 
not sent, the decision shall be final on the date the minutes from the meeting are 
approved by the land use approval authority. Decisions are subject to requirements 
and conditions stated in the staff report and listed in the meeting minutes.

18.12.100 Appeal Authority

A.  Establishment of Appeal Authority. 
1. The Mayor shall appoint the Appeal Authority with the advice and consent of the City 

Council. The Appeal Authority shall either be law trained or have significant 
experience with land use laws and the requirements and operations of administrative 
hearing processes.

2. The term of office shall be two years unless otherwise agreed upon in writing by both 
parties. 

3. The Appeal Authority may be removed by the mayor for violation of this title or any 
policies and procedures adopted by the Community Development Director following 
receipt by the Mayor of a written complaint filed against the Appeal Authority. 
Removal of the Appeal Authority shall follow the policies of At Will employees in 
the City’s Personnel Policy. 

4. The Mayor with the advice and consent of the City Council shall fill any vacancy. 
The person appointed shall serve for the unexpired term of the member whose office 
is vacant.

5. The Appeal Authority shall receive compensation based on an agreement with the 
City Manager. 

B. Organization and procedures. The Community Development Director shall adopt policies 
and procedures, consistent with the provisions of this section, for processing appeals, 
variances and requests for reasonable accommodations for persons with disabilities, the 
conduct for such hearings, and for any other purpose considered necessary to properly 
consider these applications.

C. Notice of Decision. 
1. Record of Final Decision. After hearing the evidence and considering the application, 

the Appeal Authority shall make its written findings and have them entered in the 
minutes. 

2. Notice of Decision. Upon a decision by the Appeal Authority, a notice of decision 
shall be mailed to the applicant at the address or e-mail address given in the 
application. A notice of decision can be a new written notice, a copy of the 
administrative approval form signed by the Community Development Director or 
designee, or a copy of the approved minutes. A decision by the approving authority is 
final at the time the notice of decision is issued in writing. 

D. Powers and duties. 
1. The Appeal Authority shall hear and decide: 
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a. Appeals from zoning decisions applying the zoning ordinance. 
b. Variances from the terms of the zoning ordinance.

 The Appeal Authority shall not hear and decide: 
c. Legislative Requests, including but not limited to the following: 

i. Changes to uses in a zone 
ii. Changes to Text, Maps, or Elements of the General Plan, Zoning 

Ordinance, or  Municipal Code
iii. Variances to codified development processes. 

d. Requests for a variance from, or to modify, agreements made by the City. 
E. Appeals. 

1. The applicant or any other person or entity adversely affected by a decision 
administering or interpreting the zoning ordinance may appeal that decision applying 
the zoning ordinance by alleging that there is error in any order, requirement, 
decision, or determination made by an official in the administration or interpretation 
of the zoning ordinance. 

2. Any officer, department, board, or bureau of the City affected by the grant or refusal 
of a building permit or by any other decisions of the administrative officer in the 
administration or interpretation of the zoning ordinance may appeal any decision to 
the Appeal Authority.

3. Such appeal shall be taken within ten calendar days from the date of the action 
appealed from by filing with the officer from whom the appeal is taken and with the 
Appeal Authority a notice of appeal specifying the ground thereof. 

4. The City Staff from whom the appeal is taken shall transmit to the Appeal Authority 
all papers constituting the record upon which the action appealed from is taken.

5. The person or entity making the appeal has the burden of proving that an error has 
been made. 

6. An Appeal Authority's land use decision is a quasi-judicial act. The Appeal Authority 
shall find whether an error has been made. The Appeal Authority shall review the 
matter only using the information gathered on the record from the Land Use 
Authority’s decision and decision-making process. New information will not be 
considered. The Appeal Authority may affirm, reverse, or modify the action appealed 
from as it seems just and equitable and exercise all rights of any other officer or 
commission. The Appeal Authority shall: 
a. determine the correctness of the Land Use Authority's interpretation and 

application of the plain meaning of the land use regulations; and b. interpret and 
apply a land use regulation to favor a land use application unless the land use 
regulation plainly restricts the land use application. 

7. Only administrative zoning decisions applying the zoning ordinance may be appealed 
to the Appeal Authority. Appeals may not be used to waive or modify the terms or 
requirements of this title. 

8. The Standard of review for appeals is De Novo.
F. Variances. 

1. Any person or entity desiring a waiver or modification of the requirements of this title 
as applied to a parcel of property that he owns, leases, or in which he holds some 
other beneficial interest may apply to the Appeal Authority for a variance from the 
terms of this title. 
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2. The Appeal Authority may grant a variance only if all five of the following conditions 
are met: 
a. Literal enforcement of this title would cause an unreasonable hardship for the 

applicant that is not necessary to carry out the general purpose of this title.
b. There are special circumstances attached to the property that do not generally 

apply to other properties in the same zone.
c. Granting the variance is essential to the enjoyment of a substantial property right 

possessed by other properties in the same zone.
d. The variance will not substantially affect the general plan and will not be contrary 

to the public interest; and
e. The spirit of this title is observed and substantial justice done. 

3. In determining whether enforcement of this title would cause unreasonable hardship 
under subsection (2) of this section, the Appeal Authority may not find an 
unreasonable hardship unless the alleged hardship is located on or associated with the 
property for which the variance is sought; and comes from circumstances peculiar to 
the property, not from conditions that are general to the neighborhood. 
a. In determining whether or not enforcement of this title would cause unreasonable 

hardship under subsection (2) of this section, the Appeal Authority may not find 
an unreasonable hardship if the hardship is self-imposed or economic. 

4. In determining whether or not there are special circumstances attached to the property 
under subsection (2) of this section, the Appeal Authority may find that special 
circumstances exist only if the special circumstances: 
a. Relate to the hardship complained of; and b. Deprive the property of privileges 

granted to other properties in the same zone. 
5. The applicant shall bear the burden of proving that all of the conditions justifying a 

variance have been met. 
6. Variances run with the land. 
7. The Appeal Authority and any other body may not grant use variances. 
8. In granting a variance, the Appeal Authority may impose additional requirements on 

the applicant that will: 
a. Mitigate any harmful effects of the variance; or b. Serve the purpose of the 

standard or requirement that is waived or modified. 
G. District court review. Any person adversely affected by any decision of the Appeal 

Authority may petition the district court for a review of the decision. Petitions for appeal 
to the district court shall be made within 30 days of the Appeal Authority’s decision, or 
as otherwise outlined by Utah State Code (UCA 10-9a part 8 et seq.). 

H. Stay of decision: The Appeal Authority may stay the issuance of any permits or approvals 
based on its decision for thirty (30) days or until the decision of the district court in any 
appeal of the decision. 

18.12.105 Planning Commission Created and Membership

A. There is created a Planning Commission within and for the City to be known as The 
Planning Commission.

B. The Commission shall consist of seven voting members, plus two non-voting alternates. 
Alternates shall vote in the event that said alternates participates on the Commission in 
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place of voting members. All members shall be appointed by the Mayor with the consent 
of the City Council from among residents of the City. Members shall be selected without 
respect to political affiliation and may receive compensation per City Policy.

18.12.110 Planning Commission - Powers and Duties

The Planning Commission shall have the following powers and duties:
A. Hear and recommend amendments to Titles 18 of the Heber City Code;
B. Hear and recommend amendments to the General Plan;
C. Other such direct or indirect duties and powers as defined in said Titles 18, the City 

Code, the State Code and as may be designated by the City Council.

18.12.115. Planning Commission Terms of Office, Organization and Removal from 
Office

A. Term of Office. The terms of office for the appointive members of such Commission 
shall be two, four, and six years. Two shall be appointed for two years, two shall be 
appointed for four years, and three shall be appointed for six years. The term of office for 
the alternate(s) shall be for two years. Thereafter, the terms of office for each appointive 
member, except for the alternate(s), shall be six years. Vacancies occurring otherwise 
than through the expiration of term shall be filled by appointment by the Mayor, with the 
consent of the City Council.

B. Organization. The Planning Commission shall elect from its membership a chairman and 
vice chairman and shall adopt rules for its own organization and for the transaction of 
business not in conflict with ordinances or laws. It shall also keep a public record of its 
proceedings according to the Utah Open and Public Meetings Act.

C. Removal from Office. Any appointive officer may, at any time, be removed from office 
by the action of the appointive power with the concurrence of a majority of all the City 
Council, or of a majority of all the City Council with the concurrence of the appointive 
power.

D. Rules of Procedure. The Commission shall develop and adopt Rules of Procedure for 
meetings and post those on the City website.

18.12.120 Amendment of The Zoning Ordinance Or Map

The City Council, after a recommendation from the planning commission, may amend the 
number, shape, boundaries, or area of any zone; any regulation of or within the zone; the general 
plan, or any other provisions of this title.
Amendments may be initiated by the City Council, the planning commission, or by one or more 
owners of property affected by the proposed amendment. Unless initiated by the city council or 
planning commission, no amendment shall be considered without evidence of the acquiescence 
therein of the owners of the property involved.

A. The amendments may only occur in accordance with the following procedure:
1. Submission. Any person, including staff, the planning commission or City Council, 

seeking an amendment to this title, the zoning map or the general plan shall submit to 
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the planning commission, on application forms provided by the city, generally 
including the following:
a. A description of the specific amendment to this title or zoning map.
b. The reason and justification for the proposed amendment addressing all of the 

following:
i. How the proposed amendment would further the purpose and intent of this 

title;
ii. How the proposed zoning amendment is consistent with the general plan;

iii. How the proposed amendment meets the needs and policy of the city as 
expressed by the legislative body in stated goals and objectives found in 
the general plan.

B. After receipt of a copy of any amendment from the planning commission held at a public 
hearing and before adopting any amendment, the City Council may set the matter for a 
public hearing or public meeting.

C. After the public meeting or hearing, the City Council may:
1. Adopt the amendment as proposed;
2. Modify the amendment and adopt or reject the amendment; or
3. Reject the amendment.

D. In case an application from a petitioner for a change of zone is denied, a new application 
for the same zoning change affecting the same property shall not be eligible for 
reconsideration for one year subsequent to such denial.

E. City Council denial of an application to amend the general plan shall preclude a person 
from filing another application covering substantially the same subject or property, or any 
portion thereof, for one year from the date of the disapproval. This section shall not limit 
the City Council, planning commission, or authorized city staff from initiating a general 
plan amendment at any time.

18.12.140 Agricultural Protection Area (APA)

A. The provisions of Chapter 41, Title 17 of Utah State Code et seq. shall govern the process 
for creating, removing, or adding to an APA in Heber City. State Code shall also govern 
the extent or limit to which an APA benefits any particular property.

B. The Heber City Planning Commission shall serve as the recommending Advisory Board 
in consideration of APAs.

C. There shall be at least five (5) contiguous acres in each APA. 
D. Properties shall be located within a Residential Agriculture or Agricultural Zone to 

qualify to be part of an APA.
E. Once established, an APA shall be shown upon the City’s Zoning Map.

18.16 Boundaries of Zones 

18.16.010 Boundaries of Zones
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Where uncertainty exists with respect to the boundaries of various zones, the following rules shall 
apply for a Community Development Director determination: 

A. Where the intended boundaries on the zone map are approximately street or alley lines, 
said streets or alleys shall be construed to be the zone boundaries;

B. Where the indicated boundaries are approximately lot lines, said lot lines shall be construed 
to be the zone boundaries, unless otherwise indicated; 

C. Where land has not been subdivided into lots, the zone boundary shall be determined by 
the use of the scale of measurement shown on the map.

This Ordinance shall take effect immediately upon approval.

PASSED, APPROVED and ORDERED TO BE PUBLISHED BY THE HEBER CITY 
COUNCIL this ______ day of _________________________ 2023.

AYE NAY  ABSENT    ABSTAIN
Michael Johnston _____ _____  _____ _____
Rachel Kahler _____ _____  _____ _____
Ryan Stack  _____ _____  _____ _____
D. Scott Phillips _____ _____  _____ _____
Yvonne Barney _____ _____  _____ _____

APPROVED: 

_____________________________ 
Mayor Heidi Franco 

ATTEST: 

_____________________________ Date: __________________ 
RECORDER
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18.04 General Provisions

18.04 General Provisions
18.04.010 Title, Intent, And Purpose
18.04.020 Applicability Of Provisions
18.04.030 Basis For Establishment Of Zones City Compliance
18.04.040 Interpretation Of Provisions
18.04.050 Repealed By 2005- Effect on previous ordinances and maps
18.04.060 Relationship To Subdivision Ordinance - Title 17
18.04.070 Severability
18.04.080 Temporary Regulations
18.04.090 Exactions
18.040.100 Vested Rights
18.040.110 Development Agreements
18.040.120 Penalties 

18.04.010 Title, Intent, And Purpose

This title shall be known as, and shall be entitled "The Zoning Ordinance of Heber City, 
Utah," and may be so cited and pleaded. It is the intent and purpose of the city council to 
promote the health, safety, morals, convenience, order, prosperity and general welfare of the 
present and future inhabitants of the city by guiding development within said city in accordance 
with a comprehensive plan which plan has been designed:

This title and the regulations and restrictions contained herein are adopted and enacted for the 
purpose of enacting the rules and regulations for land use in Heber City. The General Plan is the 
foundation for establishing goals, purposes, and activities allowed on each land parcel to provide 
compatibility and continuity to the entire region as well as each individual neighborhood of for 
the present and future inhabitants of Heber City. The General Plan sets a future vision for the 
City and the zoning implements that vision. Concurrency is not mandated between the Plan and 
this code. The land use and development code is adopted to implement the evolving objectives of 
the General Plan and the following goals:

A. To encourage and facilitate orderly growth and development in the area;
B. To promote safety from fires, floods, traffic hazards, and other dangers;
C. To promote sanitation and health of the inhabitants;
D. To discourage undue scattering of population and unnecessary expenditures of 

the moneys for excessive streets, water and sewer lines, and other public requirements;
E. To stabilize and improve property values;
F. To protect the residents from objectionable noise, odor, dust, fumes, and other 

deleterious substances or conditions;
G. To promote a more attractive and wholesome environment.
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18.04.020 Applicability Of Provisions

The regulations and restrictions as set forth in this title shall be interpreted and applied as 
to further the purposes of this title.

18.04.030 Basis For Establishment Of Zones City Compliance

In establishing the zones, the boundaries thereof, and regulations and restrictions applying 
with each of the zones, due and careful consideration was given, among other things, to the 
suitability of the land for particular uses, and to the character of the zone, with a view to 
conserving the value of buildings and encouraging the most appropriate use of land throughout 
the city.

The City is bound by the terms and standards of applicable land use ordinances and shall comply 
with mandatory provisions of those ordinances.

18.04.040 Interpretation Of Provisions

In interpreting and applying this title, the provisions thereof shall be held to be the 
minimum requirements adopted for the promotion of the public health, safety, comfort, 
convenience, and general welfare. Except as specifically provided in this title, it is not intended 
by the adoption of this title to repeal, abrogate, annul, or in any way to impair or interfere with 
any existing provisions of law or ordinance, or any rules, regulations, or permits previously 
adopted or issued or which shall be adopted or issued pursuant to law relating to the erection, 
construction, establishment, moving, alteration or enlargement of any building or improvement; 
nor is it intended by this title to interfere with or abrogate or annul any easement, covenant, or 
other agreement between parties; provided, however, that in cases in which this title imposes a 
greater restriction than is imposed or required by other existing provisions of law or ordinance, 
then in such case the provisions of this title shall control.

In interpreting and applying the provisions of this title, the requirements contained herein are 
declared to be the minimum requirements for the purposes set forth. The Community 
Development Director shall act as the land use authority to interpret the ordinance to members of 
the public, City departments, and to other branches of government, subject to general and 
specific policies established by the Planning Commission and City Council. Upon request, the 
Community Development Director shall make a written interpretation of the text of this title.
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18.04.050 Effect on previous ordinances and maps

The existing ordinances of Heber City covering planning and the zoning of areas and districts in 
the City in their entirety and including the maps heretofore adopted and made a part of said 
ordinances, are hereby superseded and amended to read as set forth herein; provided, however, 
that this title, including the attached maps, shall be deemed a continuation of previous 
ordinances, and not a new enactment, insofar as the substance of revisions of previous 
ordinances are included in this title, whether in the same or in different language; and this title 
shall be so interpreted upon all questions of construction, including but not limited to questions 
of construction relating to tenure of officers and boards established by previous ordinances and 
to questions of conforming or nonconforming uses, buildings or structures, and to questions as to 
the dates upon which such uses, buildings, or structures became conforming or nonconforming. 

18.04.060 Relationship To Subdivision Ordinance - Title 17

This Zoning Ordinance is not intended to provide approvals for a development project, but 
rather to provide a list detailing the use, density and intensity allowed in each zoning district. 
Each development project approved in Heber City and under this Title shall be approved using 
the provisions set forth in the Heber City Subdivision Ordinance, also known as Title 17 of the 
Heber City Code.  This Zoning Ordinance is intended to be compatible with the Subdivision 
Ordinance. If there arises a conflict between this Ordinance and the Subdivision Ordinance or 
any other Ordinance or Resolution recognized by Heber City, the stricter of the two shall apply.

18.04.070 Severability

If any part of this Ordinance is found to be unlawful or invalid by a court of law, that part 
alone shall be held as such and the remainder of this Ordinance shall remain in full effect.

18.04.080 Temporary Regulations

A. The City Council may, without prior consideration of or recommendation from the 
Planning Commission, enact an ordinance establishing a temporary land use regulation for 
any part or all of the area within the municipality if:

1. the legislative body makes a finding of compelling, countervailing public interest; 
or

2. the area is unregulated.
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B. A temporary land use regulation under Subsection (1)(a) may prohibit or regulate the 
erection, construction, reconstruction, or alteration of any building or structure or any 
subdivision approval.

C. A temporary land use regulation under Subsection (1)(a) may not impose an impact fee or 
other financial requirement on building or development.

D. The City Council shall establish a period of limited effect for the ordinance not to exceed 
180 days.

E. The City Council may not apply the provisions of a temporary land use regulation to the 
review of a specific land use application if the land use application is impaired or 
prohibited by proceedings initiated under Utah Code 10-9a-509(1)(a)(ii)(B) et seq.

18.04.090 Exactions

The City may impose an exaction or exactions on proposed land use development if:
A. An essential nexus exists between a legitimate governmental interest and each exaction; 

and
B. each exaction is roughly proportionate, both in nature and extent, to the impact of the 

proposed development.

18.040.100 Vested Rights

An applicant is entitled to approval of a land use application if:

A. The application conforms to the requirements of the zoning map and applicable land use 
ordinance in effect when a complete application is submitted and all fees have been paid, 
unless:
1. The governing body, on the record, finds that a compelling, countervailing public 

interest would be jeopardized by approving the application; or
2. in the manner provided by local ordinance and before the application is submitted, the 

city has formally initiated proceedings to amend its ordinances in a manner that 
would prohibit approval of the application as submitted.

B. The city shall process an application without regard to proceedings initiated to amend the 
municipality's ordinances if:
1. 180 days have passed since the proceedings were initiated; and
2. The proceedings have not resulted in an enactment that prohibits the approval of the 

application as submitted.
3. An application for a land use approval is considered submitted and complete when 

the application is provided in a form that complies with the requirements of 
applicable ordinances and all applicable fees have been paid.

C. The continuing validity of an approval of a land use application is conditioned upon the 
applicant proceeding after approval to implement the approval with reasonable diligence. 
The city shall not impose on a holder of an issued land use permit a requirement that is 
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not expressed in the land use permit or in documents on which the land use permit is 
based or in the City ordinances.

D. The city will not withhold issuance of a certificate of occupancy because of an applicant's 
failure to comply with a requirement that is not expressed in the building permit or in 
documents on which the building permit is based or in the city ordinances.

18.040.110 Development Agreements

A. The City may enter into a development agreement containing any term that the 
municipality considers necessary or appropriate to accomplish the purposes of this Title.

B. A development agreement may not:
1. limit the City's authority in the future to:

a. enact a land use regulation; or 
b. take any action allowed under Utah State Code Section 10-8-84 et seq;

2. require the city to change the zoning designation of an area of land within the city in 
the future; or 

3. allow a use or development of land that applicable land use regulations governing the 
area subject to the development agreement would otherwise prohibit, unless the 
legislative body approves the development agreement in accordance with the same 
procedures for enacting a land use regulation under Utah State Code Section 10-9a-
502 et seq, including a review and recommendation from the Planning Commission 
and a public hearing.

C. A development agreement that requires the implementation of an existing land use 
regulation as an administrative act does not require the city legislative body's approval 
under Utah State Code Section 10-9a -502 et seq.

D. If a development agreement restricts an applicant's rights under clearly established state 
law, the municipality shall disclose in writing to the applicant the rights of the applicant 
the development agreement restricts.

E. The city’s failure to disclose in accordance with Subsection D. voids any provision in the 
development agreement pertaining to the undisclosed rights.

F. A municipality may not require a development agreement as a condition for developing 
land if the municipality's land use regulations establish all applicable standards for 
development on the land.

G. To the extent that a development agreement does not specifically address a matter or 
concern related to land use or development, the matter or concern is governed by this 
Title and any applicable land use regulations.

18.040.120 Penalties

Any person, firm, or corporation, whether as principal agent, employed or otherwise, violating or 
causing or permitting the violation of any of the provisions of this title shall be guilty of a Class 
C misdemeanor. Such person, firm, or corporation shall be deemed to be guilty of a separate 
offense for each and every day during which any portion of any violation of this title is 
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committed, continued, or permitted by such person, firm, or corporation, and shall be punishable 
as herein provided.

18.12 Administration

18.12.005 Purpose and Intent. 
18.12.010 Building Permit -- Required
18.12.020 Building Permit -- Application
18.12.030 Building Permit -- Accompanying Data
18.12.040 Building Permit -- General Compliance Required
18.12.050 Construction And Use -- Compliance With Application
18.12.060 Licensing Requires Compliance
18.12.070 Certificates Of Zoning Compliance
18.12.080 Zoning  Administrator Community Development Director -- Appointment and 
Duties 
18.12.090 Zoning Administrator -- Powers And Duties Reviewing Bodies and Procedures 
18.12.100 Appeal Authority
18.12.105.Planning Commission Created and Membership
18.12.110 Planning Commission - Powers And Duties
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18.12.115. Planning Commission Terms of Office, Organization and Removal from Office
18.12.120 Amendment Of The Zoning Ordinance Or Map
18.12.130 Small Lot Splits
18.12.140 Appeals-Procedure Agricultural Protection Area (APA)
18.12.150 Appeals -- Hearing
18.12.160 Appeals -- Notice Of Decision
18.12.170 Further Appeal
18.12.180 Planning Commission -- Powers And Duties
18.12.190 Amendment Of The Zoning Ordinance Or Map
18.12.200 Small Lot Splits

18.12.005 Purpose and Intent. 

The purpose of this section is to establish regulations and procedures for the processing and 
consideration of applications allowed by this Land Use Code and designating the land use 
authority as the Community Developoment Director, Planning Director, or designee, the 
Planning Commission and the City Council.

18.12.010 Building Permit -- Required

No building or structure shall be constructed, reconstructed, altered or moved without a valid 
building permit, as required by the building code. The legal use of any property shall not be 
changed prior to the issuance of a permit for said property by the zoning administrator or other 
authorized officer.
Construction permits are required as defined by the International Codes adopted for buildings, 
plumbing, mechanical, and electrical systems. Local building permits are not required for 
Federal buildings, State buildings, and School District buildings as defined in State and Federal 
statutes. County and City buildings constructed within the City boundaries are required to obtain 
a building permit.

18.12.020 Building Permit -- Application

No person, firm or corporation shall commence to construct, alter or move a building or 
structure, or to make a change in use of any land within the territory shown on the zone map 
which has been adopted as a part of this title without first submitting an application and 
obtaining a permit therefore from the zoning administrator Community Development Director or 
other authorized officer; provided, however, that permits for the moving of structures shall be 
granted only after complying with the requirements as set forth in Section 18.108.090 of this 
title. A permit shall also be required for the moving and/or improvement of moved-in 
homes, demountable homes, manufactured homes and similar movable structures.

18.12.030 Building Permit -- Accompanying Data Commented [MR1]:  State law defines sf and 2 
family requirements 
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All applications for building permits shall be accompanied by plans which have been drawn 
to scale showing the actual dimensions of the lot to be built upon, the size and location of 
existing buildings and, as required, the location and layout of off-street parking and a planting 
plan showing how the premises will be landscaped. A careful record of said application and 
plans shall be kept in the office of the zoning administrator for a period of five years from the 
date of receipt thereof.

18.12.040 Building Permit -- General Compliance Required

From the time of the effective date of the ordinance codified in this chapter, permits shall not 
be granted for the construction or alteration of any building or structure or for the moving of a 
building or structure onto a lot or for the change in use of any land, building or structure, if such 
construction, alteration, moving or change in use would be a violation of any of the provisions of 
this title, nor shall any sewer or water service line or electric utilities be installed to serve the 
premises if such use would be in violation of this title.

18.12.050 Construction And Use -- Compliance With Application

Building permit or certificates of zoning compliance issued on the basis of plans 
and specifications approved by the zoning administrator authorizes only the use, arrangement 
and construction set forth in such approved plans and application, and no other use, arrangement 
or construction. Use, arrangement, or construction at variance with that authorized shall be 
deemed to be a violation of this title.

18.12.060 Licensing Requires Compliance
No license shall be issued by an official or employee vested with the duty and authority to 
issue licenses which would not be in conformance with the provisions of this title. Any license so 
issued shall be null and void.

18.12.070 Certificates Of Zoning Compliance

1. It shall be unlawful to use or occupy or permit the use or occupancy of any building or 
premises, or to change the occupancy of any building or premises until a certificate of 
zoning compliance shall have been issued therefor by the zoning administrator, stating 
that the proposed use of the building or land conforms to the requirements of this title. No 
nonconforming structure or use shall be changed or extended until a certificate of zoning 
compliance shall have been issued by the zoning administrator. The certificate of zoning 
compliance shall state specifically wherein the nonconforming use differs with the 
provisions of this title.

2. The zoning administrator may permit the occupancy of a building prior to the 
completion of all required work provided a bond or other assurance has been posted with 

Commented [MR2]:  Strike as outdated 
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the city recorder in an amount equal to the cost of completing said required work as 
determined by the governing body. The zoning administrator shall maintain a record of 
all certificates of zoning compliance for a period of five years and a copy shall be 
furnished upon request to any applicant. 

3. At such time as any party shall have complied with the provisions relating to large-
scale developments and to subdivisions as set forth in this title, the planning commission 
shall so certify and shall issue a certificate of compliance to the developer designating 
with particularity all lots or other tracts that are in compliance herewith and that are 
available for sale. It shall be unlawful for any developer or other person to sell or offer 
for sale or exchange either by deed, contract or otherwise, any lot or tract of land within 
said large-scale developments or subdivisions until such time as the developer has 
received a certificate of compliance with respect thereto. 

4. No building or structure shall be used or occupied, and no change in the 
existing occupancy classification of a building or structure or portion thereof shall be 
made until the zoning administrator or building official has issued a Certificate of 
Occupancy. Issuance of a Certificate of Occupancy shall not be construed as an approval 
of a violation of the provisions of this code or of other ordinances of Heber City. 
Certificates in conflict with this zoning code or which appear to give authority to violate, 
cancel or overlook the provisions of this zoning code or other ordinances of Heber City 
or of the State of Utah shall be void to the extent the certificate conflicts with State law 
this code or its requirements.

18.12.080 Zoning Administrator Community Development Director -- Appointment

The governing body shall appoint a zoning administrator and a building inspector, these 
two positions may be filled by one person, who will be charged with the administration and 
enforcement of this title. The governing body may also appoint other officers to assist in the 
administration and enforcement of this title.

A. The Community Development Director shall oversee, supervise and be responsible for 
the City’s planning department, building department and economic development 
department.

B. The Community Development Director shall ensure that each department performs all 
duties and functions as set forth in State Code and City Code.    

C. The Community Development Director may perform any functions or duties in City Code 
that are allocated or assigned to the Planning Director, Planning Manager or Building 
Official if the Community Development Director is qualified and licensed to perform 
such functions or duties.

D. The Community Development Director, with the advice and consent of the City Manager, 
may create positions within the planning department, building department and economic 
development department as needed, and may assign duties and responsibilities to such 
positions.  

E. The City Manager and City Council may assign other responsibilities to the Community 
Development Director.
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18.12.090 Zoning Administrator -- Powers And Duties Reviewing Bodies and Procedures 

A. It is the duty of the zoning administrator to inspect, or cause to be inspected, all buildings in 
the course of construction or repair. He shall enforce all of the provisions of this title, entering 
actions in the courts when necessary, and his failure to do so shall not legalize any act in 
violation of such provisions. 

B. Upon appeal to the Appeal Authority of any matters on which, said board is required to pass, 
the zoning administrator shall forthwith transmit all papers, records and other pertinent data 
pertaining to the appeal of the Appeal Authority as required by the terms of this title. The zoning 
administrator shall also refer the matters to the planning commission and governing body as set 
forth in this title. 

A. Reviewing Bodies. For each type of application, the following official roles and decision-
making responsibility/authority is listed for each land use authority. In addition, the type 
of meeting by type of application is listed.  UCA  10-9a-200 et seq. sets the noticing 
requirements by law. General plan related public hearings have different requirements than 
regular public hearings. 

A public meeting is a meeting that is open to the public, with public comment at the 
discretion of the land use authority (the reviewing body).  A public hearing is a meeting 
that is open to the public and public comment is encouraged.  The type of meeting is 
determined by the type of application and the reviewing body/land use authority it is before.

The Community Development Director (CDD) or designee, the Appeal Authority (AA), 
the Planning Commission (PC), and the City Council (CC) acting as Land Use 
Authorities each have the following primary responsibility/authority to review 
applications for compliance with this Code: 

 “R” means the body reviews an application for completeness and/or ordinance 
compliance.  “D” means the body is authorized to make a final decision on the 
application.

Type of Review Planning 
Department

Planning 
Commission

City 
Council

Appeal 
Authority

Meeting Type

Land Use Permits (SFDs, 
accessory buildings, etc.)

D   AA  NA
If appealed, hearing 
type determined by 
Appeal Authority
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Permitted Use and any 
amendments (Site Plan 
Required)

D   AA NA
If appealed, hearing 

type is determined by 
Appeal Authority

Conditional Use Permits 
and major CU 
amendments (Site Plan 
Required)

R D AA Public Meeting
If appealed, hearing 

type is determined by 
Appeal Authority 

Conditional Use Minor 
Amendment

D    NA

Boundary Line 
Adjustment[1]

D  NA

Minor Subdivisions (10 or 
fewer lots)

D    NA

Concept Subdivision Plan 
(Subdivisions larger than 
10 lots) 

Optional 
Review

   NA

Preliminary Subdivision 
Plat

R D   Public Meeting

Final Subdivision Plat D    NA

Subdivision Amendment D    NA[2]

Street and/or Easement 
Vacation

R R D  Public Meeting

Business License
(zoning review only)

R  NA

Variance of land use code R   D Determined by  
Appeal Authority

Rezones/Zoning Map 
Amendment (Master Plans 
and MDAs are required 
for any proposed 
development in the COSZ, 
MURC, PCZ, MCZ, 
NVOZ)

R R D  Planning Commission 
holds a Public 

Hearing. City Council 
holds a Public 

Meeting or may hold a 
Public Hearing

Text Changes to the 
Zoning and Subdivision 
Ordinances

R R D  Planning Commission 
holds a Public 

Hearing. City Council 
holds a Public 

Meeting or may hold a 
Public Hearing
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Type of Review Planning 
Department 

Planning 
Commission

City 
Council

Appeal 
Authority

Meeting Type

General Plan Adoption or 
Amendment

R R D  Planning Commission 
holds a Public 

Hearing. City Council 
holds a Public 

Meeting or may hold a 
Public Hearing

Annexation Petition 
(includes a Master Plan 
and a master development 
agreement and a zone 
designation when 
annexed)

R R D  Planning Commission 
holds a Public 

Hearing or a Public 
Meeting. City Council 
holds Public Hearing

Major Amendments to any 
master development 
agreement or master plan

R R D  Planning Commission 
holds a Public 

Hearing. City Council 
holds a Public 

Meeting or may hold a 
Public Hearing

Minor Amendments to any 
master development 
agreement or master plan

D    NA

Agricultural Protection 
Zones

R R D

   

 [1] No action required unless the lots created are not in compliance with this Title.

2 Public hearing only required if adjacent owners object or if not all owners in the subdivision 
have been notified per Utah State Code 10-9a-608 et seq.

B. Notice of Decision.
1. Record of Final Decision. After hearing the evidence and considering the application, 

the approving land use authority (Planning Commission, Community Development 
Director or designee, hearing officer, and City Council on land use applications) shall 
make its written findings and have them entered in the minutes. 

2. Notice of Decision. Upon a decision by the approving authority, a notice of decision 
shall be mailed to the applicant at the address or e-mail address given in the 
application. A notice of decision can be a new written notice, a copy of the 
administrative approval form signed by the Community Development Director or 
designee, or a copy of the approved minutes. A decision by the approving authority is 
final at the time the notice of decision is issued in writing. If a notice of decision is 
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not sent, the decision shall be final on the date the minutes from the meeting are 
approved by the land use approval authority. Decisions are subject to requirements 
and conditions stated in the staff report and listed in the meeting minutes.

18.12.100 Appeal Authority

A.  Establishment of Appeal Authority. 
1. The Mayor shall appoint the Appeal Authority with the advice and consent of the City 

Council. The Appeal Authority shall either be law trained or have significant 
experience with land use laws and the requirements and operations of administrative 
hearing processes.

2. The term of office shall be two years unless otherwise agreed upon in writing by both 
parties. 

3. The Appeal Authority may be removed by the mayor for violation of this title or any 
policies and procedures adopted by the Community Development Director following 
receipt by the Mayor of a written complaint filed against the Appeal Authority. 
Removal of the Appeal Authority shall follow the policies of At Will employees in 
the City’s Personnel Policy. 

4. The Mayor with the advice and consent of the City Council shall fill any vacancy. 
The person appointed shall serve for the unexpired term of the member whose office 
is vacant.

5. The Appeal Authority shall receive compensation based on an agreement with the 
City Manager. 

B. Organization and procedures. The Community Development Director shall adopt policies 
and procedures, consistent with the provisions of this section, for processing appeals, 
variances and requests for reasonable accommodations for persons with disabilities, the 
conduct for such hearings, and for any other purpose considered necessary to properly 
consider these applications.

C. Notice of Decision. 
1. Record of Final Decision. After hearing the evidence and considering the application, 

the Appeal Authority shall make its written findings and have them entered in the 
minutes. 

2. Notice of Decision. Upon a decision by the Appeal Authority, a notice of decision 
shall be mailed to the applicant at the address or e-mail address given in the 
application. A notice of decision can be a new written notice, a copy of the 
administrative approval form signed by the Community Development Director or 
designee, or a copy of the approved minutes. A decision by the approving authority is 
final at the time the notice of decision is issued in writing. 

D. Powers and duties. 
1. The Appeal Authority shall hear and decide: 

a. Appeals from zoning decisions applying the zoning ordinance. 
b. Variances from the terms of the zoning ordinance.

 c. Requests for reasonable accommodations for persons with a disability. 
2. The Appeal Authority shall not hear and decide: 

a. Legislative Requests, including but not limited to the following: 
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i. Changes to uses in a zone 
ii. Changes to Text, Maps, or Elements of the General Plan, Zoning 

Ordinance, or  Municipal Code
iii. Variances to codified development processes. 

b. Requests for a variance from, or to modify, agreements made by the City. 
E. Appeals. 

1. The applicant or any other person or entity adversely affected by a decision 
administering or interpreting the zoning ordinance may appeal that decision applying 
the zoning ordinance by alleging that there is error in any order, requirement, 
decision, or determination made by an official in the administration or interpretation 
of the zoning ordinance. 

2. Any officer, department, board, or bureau of the City affected by the grant or refusal 
of a building permit or by any other decisions of the administrative officer in the 
administration or interpretation of the zoning ordinance may appeal any decision to 
the Appeal Authority.

3. Such appeal shall be taken within ten calendar days from the date of the action 
appealed from by filing with the officer from whom the appeal is taken and with the 
Appeal Authority a notice of appeal specifying the ground thereof. 

4. The City Staff from whom the appeal is taken shall transmit to the Appeal Authority 
all papers constituting the record upon which the action appealed from is taken.

5. The person or entity making the appeal has the burden of proving that an error has 
been made. 

6. An Appeal Authority's land use decision is a quasi-judicial act. The Appeal Authority 
shall find whether an error has been made. The Appeal Authority shall review the 
matter only using the information gathered on the record from the Land Use 
Authority’s decision and decision-making process. New information will not be 
considered. The Appeal Authority may affirm, reverse, or modify the action appealed 
from as it seems just and equitable and exercise all rights of any other officer or 
commission. The Appeal Authority shall: 
a. determine the correctness of the Land Use Authority's interpretation and 

application of the plain meaning of the land use regulations; and b. interpret and 
apply a land use regulation to favor a land use application unless the land use 
regulation plainly restricts the land use application. 

7. Only administrative zoning decisions applying the zoning ordinance may be appealed 
to the Appeal Authority. Appeals may not be used to waive or modify the terms or 
requirements of this title. 

8. The Standard of review for appeals is De Novo.
F. Variances. 

1. Any person or entity desiring a waiver or modification of the requirements of this title 
as applied to a parcel of property that he owns, leases, or in which he holds some 
other beneficial interest may apply to the Appeal Authority for a variance from the 
terms of this title. 

2. The Appeal Authority may grant a variance only if all five of the following conditions 
are met: 
a. Literal enforcement of this title would cause an unreasonable hardship for the 

applicant that is not necessary to carry out the general purpose of this title.
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b. There are special circumstances attached to the property that do not generally 
apply to other properties in the same zone.

c. Granting the variance is essential to the enjoyment of a substantial property right 
possessed by other properties in the same zone.

d. The variance will not substantially affect the general plan and will not be contrary 
to the public interest; and

e. The spirit of this title is observed and substantial justice done. 
3. In determining whether enforcement of this title would cause unreasonable hardship 

under subsection (2) of this section, the Appeal Authority may not find an 
unreasonable hardship unless the alleged hardship is located on or associated with the 
property for which the variance is sought; and comes from circumstances peculiar to 
the property, not from conditions that are general to the neighborhood. 
a. In determining whether or not enforcement of this title would cause unreasonable 

hardship under subsection (2) of this section, the Appeal Authority may not find 
an unreasonable hardship if the hardship is self-imposed or economic. 

4. In determining whether or not there are special circumstances attached to the property 
under subsection (2) of this section, the Appeal Authority may find that special 
circumstances exist only if the special circumstances: 
a. Relate to the hardship complained of; and b. Deprive the property of privileges 

granted to other properties in the same zone. 
5. The applicant shall bear the burden of proving that all of the conditions justifying a 

variance have been met. 
6. Variances run with the land. 
7. The Appeal Authority and any other body may not grant use variances. 
8. In granting a variance, the Appeal Authority may impose additional requirements on 

the applicant that will: 
a. Mitigate any harmful effects of the variance; or b. Serve the purpose of the 

standard or requirement that is waived or modified. 
G. District court review. Any person adversely affected by any decision of the Appeal 

Authority may petition the district court for a review of the decision. Petitions for appeal 
to the district court shall be made within 30 days of the Appeal Authority’s decision, or 
as otherwise outlined by Utah State Code (UCA 10-9a part 8 et seq.). 

H. Stay of decision: The Appeal Authority may stay the issuance of any permits or approvals 
based on its decision for thirty (30) days or until the decision of the district court in any 
appeal of the decision. 

18.12.105.Planning Commission Created and Membership

A. There is created a Planning Commission within and for the City to be known as The 
Planning Commission.

B. The Commission shall consist of seven voting members, plus two non-voting alternates. 
Alternates shall vote in the event that said alternates participates on the Commission in 
place of voting members. All members shall be appointed by the Mayor with the consent 
of the City Council from among qualified electors of the City. Members shall be selected 
without respect to political affiliation and may receive compensation per City Policy.
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18.12.110 Planning Commission - Powers And Duties

The planning commission shall have the following powers and duties with respect to this title: 
1. The planning commission shall hear and decide request for amendments to this title. 
The planning commission may also act on its own initiative in considering and 
recommending amendments to this title. Before a favorable recommendation is given, 
however, it must be shown: 

1.a, The amendment will not be contrary to the land use plan; 
2.b. The amendment will not mitigate against the fulfillment of any other 
provisions of the comprehensive plan; 
3.c. The amendment will not decrease nor adversely affect the health, safety, 
convenience, morals, or general welfare of the public;
4. d. The amendment will more fully carry out the intent and purpose of this title; 
5. e. That, balancing the interest of the petitioner with the interest of the public, 
both interests will be served better by adopting such an amendment. In 
considering a request for an amendment to this title or the zoning map, the 
planning commission may submit a recommendation for or against the request or 
it may recommend an alternate amendment. 

2. To review, approve, disapprove, or approve subject to modifications, requests for permits to 
construct large scale developments; 
3. Any other duty imposed on the planning commission under the terms of this title. 

The Planning Commission shall have the following powers and duties:
A. Hear and recommend amendments to Titles 18 of the Heber City Code;
B. Hear and recommend amendments to the General Plan;
C. Other such direct or indirect duties and powers as defined in said Titles 18, the City 

Code, the State Code and as may be designated by the City Council.

18.12.115. Planning Commission Terms of Office, Organization and Removal from Office

A. A. Term of Office. The terms of office for the appointive members of such Commission 
shall be two, four, and six years. Two shall be appointed for two years, two shall be 
appointed for four years, and three shall be appointed for six years. The term of office for 
the alternate(s) shall be for two years. Thereafter, the terms of office for each appointive 
member, except for the alternate(s), shall be six years. Vacancies occurring otherwise 
than through the expiration of term shall be filled by appointment by the Mayor, with the 
consent of the City Council.

B. B. Organization. The Planning Commission shall elect from its membership a chairman 
and vice chairman and shall adopt rules for its own organization and for the transaction of 
business not in conflict with ordinances or laws. It shall also keep a public record of its 
proceedings according to the Utah Open and Public Meetings Act.

C. Removal from Office. Any appointive officer may, at any time, be removed from office 
by the action of the appointive power with the concurrence of a majority of all the City 
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Council, or of a majority of all the City Council with the concurrence of the appointive 
power.

18.12.120 Amendment Of The Zoning Ordinance Or Map

1. The governing body may amend, change or modify any provision of this title or the zoning 
map provided: 

1. The proposed amendment or amendments have been submitted to the Planning 
Commission for its recommendations. The Planning Commission shall prepare and 
recommend amendments following a public hearing reasonably noticed for at least ten 
(10) calendar days. Unless the Planning Commission submits its recommendations within 
sixty days from receipt of the proposed amendment, the governing body may assume an 
affirmative recommendation;
 2. The governing body has held a public meeting on the proposed amendment reasonably 
noticed for 24 hours;
 3. The amendment will not be contrary to the Comprehensive Plan;
 4. The amendment will more fully carry out the intent and purpose of the Comprehensive 
Plan and this Title. 

2. Notice of the Planning Commission hearing should also include written submittal of the 
proposed amendment to the City Manager, City Attorney, Chief of Police, Building Official, 
City Engineer, City Fire Official, and City Recorder, and must include notice to affected entities 
as required by Utah State Code, at least ten (10) days prior to the hearing for review and 
comments. 
3. No material change in or departure from the recommendation of the planning commission can 
be made after such public hearing unless the change or departure be submitted to the planning 
commission for its consideration and recommendations. Upon receiving the reconsidered 
recommendations of the planning commission, the governing body may overrule the planning 
commission. 

The city council, after a recommendation from the planning commission, may amend the 
number, shape, boundaries, or area of any zone; any regulation of or within the zone; the general 
plan, or any other provisions of this title.

Amendments may be initiated by the city council, the planning commission, or by one or more 
owners of property affected by the proposed amendment. Unless initiated by the city council or 
planning commission, no amendment shall be considered without evidence of the acquiescence 
therein of the owners of the property involved.

A. The amendments may only occur in accordance with the following procedure:
1. Submission. Any person, including staff, the planning commission or city council, 

seeking an amendment to this title, the zoning map or the general plan shall submit to 
the planning commission, on application forms provided by the city, generally 
including the following:
a. A description of the specific amendment to this title or zoning map.
b. The reason and justification for the proposed amendment addressing all of the 

following:

Page 375 of 401

https://heber.municipalcodeonline.com/book?type=planzone#name=18.12.120_Amendment_Of_The_Zoning_Ordinance_Or_Map


18

i. How the proposed amendment would further the purpose and intent of this 
title;

ii. How the proposed zoning amendment is consistent with the general plan;
iii. How the proposed amendment meets the needs and policy of the city as 

expressed by the legislative body in stated goals and objectives found in 
the general plan.

B. After receipt of a copy of any amendment from the planning commission held at a public 
hearing and before adopting any amendment, the city council may set the matter for a 
public hearing or public meeting.

C. After the public meeting or hearing, the city council may:
1. Adopt the amendment as proposed;
2. Modify the amendment and adopt or reject the amendment; or
3. Reject the amendment.

D. In case an application from a petitioner for a change of zone is denied, a new application 
for the same zoning change affecting the same property shall not be eligible for 
reconsideration for one year subsequent to such denial.

E. City Council denial of an application to amend the general plan shall preclude a person 
from filing another application covering substantially the same subject or property, or any 
portion thereof, for one year from the date of the disapproval. This section shall not limit 
the City Council, planning commission, or authorized city staff from initiating a general 
plan amendment at any time.

18.12.130 Small Lot Splits

1. Where a parcel of land at the time of adoption of the ordinance codified in this Title is at least 
one and eight-tenths times as wide and one and eight-tenths times as large in area as required for 
a lot in the zone, the planning commission may permit the division of a parcel into two lots 
provided: 

1.. Such division will not cause undue concentration of buildings; 
2.The characteristics of the zone in which the lot is located will be maintained;
3. In the opinion of the planning commission, values in the area will be safeguarded; 
4. To meet and preserve the requirements of 1, 2, 3,the Planning Commission may 
impose certain restrictions. Those restrictions will constitute a covenant running with the 
land and shall be approved in writing by the owner and recorded against the property in 
the Wasatch County Recorder's Office. 

2. Neighborhood Infill lots shall not be eligible for consideration pursuant to this Section. All 
Neighborhood Infill lots shall meet the minimum requirements of Section 18.83.040. 

18.12.140 Appeals-Procedure Agricultural Protection Area (APA)

Upon receipt of the application, the zoning administrator shall forthwith transmit to the board 
of adjustment all papers constituting the record upon which the action appealed from was taken. 
The board of adjustment shall review the application and shall return the same to the zoning 
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administrator with its decision pertaining thereto within thirty days. Failure to return said 
application within thirty days shall constitute approval. An appeal stays all proceedings in 
furtherance of the action appealed from unless the zoning administrator certified to the board of 
adjustment after the notice of appeal shall have been filed with him that by reason of facts stated 
in the certificate a stay would in his opinion cause imminent peril to life or property. In such 
case, proceedings shall not be stayed otherwise than the restraining order which may be granted 
by the board of adjustment or by the district court on application and notice to the zoning 
administrator and on due cause shown.

A. The provisions of Chapter 41, Title 17 of Utah State Code et seq. shall govern the process 
for creating, removing, or adding to an APA in Heber City. State Code shall also govern 
the extent or limit to which an APA benefits any particular property.

B. The Heber City Planning Commission shall serve as the recommending Advisory Board 
in consideration of APAs.

C. There shall be at least five (5) contiguous acres in each APA. 
D. Properties shall be located within a Residential Agriculture or Agricultural Zone to 

qualify to be part of an APA.
E. Once established, an APA shall be shown upon the City’s Zoning Map.

18.12.150 Appeals -- Hearing

1. The board of adjustment shall fix a reasonable time for the hearing of the appeal, 
give public notice thereof by publication of notice at least five days prior to the date of 
the hearing, as well as notice by mail to adjacent property owners, and decide the same 
within a reasonable time. 

2. The intent in requiring a hearing is to enable the board of adjustment to obtain 
facts surrounding the case which may not be shown in the record as submitted to the 
board. The decision of the board shall be based upon the facts and not upon expressions 
of support or protest, or lack of support or protest, which may be made at the hearing. 
Any party may appear at the hearing in person or by agent or by attorney.

18.12.160 Appeals -- Notice Of Decision

The board of adjustment shall make determinations in harmony with the provisions of this 
title and shall notify the zoning administrator of the action taken within ten days following their 
decision. 

18.12.170 Further Appeal

Any person adversely affected by any decision of the board of adjustment may petition 
the district court for review of the decision. In the petition, the plaintiff may only allege that the 
board of adjustment's decision was arbitrary, capricious, or illegal. The petition is barred unless it 
is filed within 30 days after the board of adjustment's decision is final. The board of adjustment's 
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decision shall be deemed final upon the vote at the meeting and not upon approval of the 
minutes, unless stated otherwise in the motion. The filing of a petition does not stay the decision 
of the board of adjustment.

18.12.180 Planning Commission -- Powers And Duties

The planning commission shall have the following powers and duties with respect to this title: 
1. The planning commission shall hear and decide request for amendments to this title. The 

planning commission may also act on its own initiative in considering and 
recommending amendments to this title. Before a favorable recommendation is given, 
however, it must be shown: 

1. The amendment will not be contrary to the land use plan; 
2. The amendment will not militate against the fulfillment of any other provisions of 

the comprehensive plan; 
3. The amendment will not decrease nor adversely affect the health, 

safety, convenience, morals, or general welfare of the public; 
4. The amendment will more fully carry out the intent and purpose of this title; 
5. That, balancing the interest of the petitioner with the interest of the public, 

both interests will be served better by adopting such an amendment.  In 
considering a request for an amendment to this title or the zoning map, the 
planning commission may submit a recommendation for or against the request or 
it may recommend an alternate amendment. 

2. To review, approve, disapprove, or approve subject to modifications, requests for 
permits to construct large scale developments; 

3. Any other duty imposed on the planning commission under the terms of this title.

18.12.190 Amendment Of The Zoning Ordinance Or Map

1. The governing body may amend, change or modify any provision of this title or 
the zoning map provided: 

1. The proposed amendment or amendments have been submitted to the 
Planning Commission for its recommendations. The Planning Commission shall 
prepare and recommend amendments following a public hearing reasonably 
noticed for at least ten (10) calendar days. Unless the Planning Commission 
submits its recommendations within sixty days from receipt of the 
proposed amendment, the governing body may assume an affirmative 
recommendation; 

2. The governing body has held a public meeting on the proposed 
amendment reasonably noticed for 24 hours; 

3. The amendment will not be contrary to the Comprehensive Plan; 
4. The amendment will more fully carry out the intent and purpose of 

the Comprehensive Plan and this Title. 
2. Notice of the Planning Commission hearing should also include written submittal of 

the proposed amendment to the City Manager, City Attorney, Chief of Police, Building 
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Official, City Engineer, City Fire Official, and City Recorder, and must include notice to 
affected entities as required by Utah State Code, at least ten (10) days prior to the hearing 
for review and comments. 

3. No material change in or departure from the recommendation of the planning 
commission can be made after such public hearing unless the change or departure be 
submitted to the planning commission for its consideration and recommendations. Upon 
receiving the reconsidered recommendations of the planning commission, the governing 
body may overrule the planning commission.

18.16 Zones Generally Boundaries of Zones 

18.16.010 Establishment Of Zones
18.16.0210 Boundaries Of Zones
18.16.030 Regulations Within Zones Generally
18.16.040 Repealed By 2001-01
18.16.050 Repealed By 2001-01
18.16.060 Repealed By 2001-01
18.16.070 Repealed By 2001-01
18.16.080 Repealed By 2001-01
18.16.090 Repealed By 2001-01
18.16.100 Repealed By 2001-01
18.16.110 Repealed By 2001-01
18.16.120 Repealed By 2001-01
18.16.130 Repealed By 2001-01
18.16.140 Repealed By 2001-01
18.16.150 Repealed By 2001-01

Single Use Zones Mixed Use Zones Overlay Zones

A-2 
Agriculture Zone

MURCZ
Mixed Use Residential 
Commercial Zone

AOZ
Airport Overlay Zone

Page 379 of 401

https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.010_Establishment_Of_Zones
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.020_Boundaries_Of_Zones
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.030_Regulations_Within_Zones_Generally
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.040_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.050_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.060_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.070_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.080_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.090_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.100_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.110_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.120_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.130_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.140_Repealed_By_2001-01
https://heber.municipalcodeonline.com/book?type=planzone#name=18.16.150_Repealed_By_2001-01


22

18.16.010 Establishment Of Zones

In order to carry out the purpose of this title, the city is divided into zones as follows:

18.16.0210 Boundaries Of Zones

Where uncertainty exists with respect to the boundaries of various zones, the following rules shall 
apply: A. Where the intended boundaries on the zone map are approximately street or alley lines, 
said streets or alleys shall be construed to be the zone boundaries; B. Where the indicated 
boundaries are approximately lot lines, said lot lines shall be construed to be the zone boundaries, 

R-2
Residential Zone

PC
Planned Community Zone

Sexually
Oriented Business Zone

RA-1
Residential Agricultural Zone

COSZ
Clustered Open Space Zone

R-C
Residential Commercial Zone

R-1
Residential Zone

MCZ
Mountain Community Zone

(NIOZ)
Neighborhood Infill Overlay 
Zone

R-2
Residential Zone

North Village Overlay Zone
(NVOZ

R-3
Residential Zone

Industrial Zone

I-1
Industrial Zone
I-2
Industrial Zone
MBP
Manufacturing and Business Park 
Zone
CMP
Corporate and Medical Zone
C-2
Commercial Zone
C-3
Commercial Zone
C-4
Commercial Zone
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unless otherwise indicated; C. Where land has not been subdivided into lots, the zone boundary 
shall be determined by the use of the scale of measurement shown on the map; 

18.16.030 Regulations Within Zones Generally

Within each of the zones, the use, location, height and size of buildings and structure; the use of 
land and size of lots, yards, courts and other open spaces are regulated as set forth in this title.

18.16.040 Official Zone Map Amended By 2021-39

A. The location and boundaries of each of the zones are shown on the official zone map of the city, 
and said map is declared to be an official record and a part of this title. B. Whenever amendments 
or changes are made in zone boundaries such amendments or changes shall be made on the official 
zone map promptly. No amendment or change shall become effective until after it has been 
properly noted and attested to on the official zone map. C. No changes of any nature shall be made 
in the official zone map except in conformity with the procedures set forth in this title. Any 
unauthorized change of whatever kind by any person or persons shall be considered a violation of 
this title and punishable as provided in this title. D. Regardless of the existence of purported copies 
of the official zone map which may, from time to time, be made or published, the official zone 
map which shall be located in the office of the city clerk shall be the final authority in determining 
current zoning status.

____________________________________________________________________________
Title 2.38 and 2.48

These sections to be repealed and replaced in this Title.

2.38 Community Development Director
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2.38.010 Appointment
2.38.020 Duties

2.38.010 Appointment
The City Manager shall have the power to hire, with the advice and consent of the City Council, 
a competent person to the office of Community Development Director.
2.38.020 Duties
It is the duty of the Community Development Director:

1. To coordinate with City staff, departments, commissions and other governmental entities, 
projects that deal with the planning, zoning and economic development of the City.

2. Other responsibilities as assigned by the City Manager and City Council.

2.48 Planning Commission
2.48.010 Created - Membership
2.48.015 Powers And Duties
2.48.020 Terms Of Office
2.48.030 Organization – Meetings
2.48.040 Staff-Consultants 

2.48.010 Created -- Membership

1. There is created a Planning Commission within and for the City to be known as The 
Planning Commission.

2. The Commission shall consist of seven voting members, plus two non-voting alternates. 
However, said alternates shall vote in the event said alternates participates on the 
Commission in place of voting members. All members shall be appointed by the Mayor 
with the consent of the City Council from among qualified electors of the City. Members 
shall be selected without respect to political affiliation and shall receive fifty dollars, 
($100.00) for each regular meeting attended.

2.48.015 Powers And Duties

1. The Planning Commission shall have the following powers and duties:
1. Hear and recommend amendments to Titles 17 and 18 of the Heber City Code;
2. Hear and recommend amendments to the General Plan;
3. Hear and recommend proposed subdivision developments as specified in said Titles 

17 and 18;
4. Hear and decide other issues appropriated to the Planning Commission 

as designated in said Titles 17 and 18;
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5. Hear and decide commercial and industrial development approvals;
6. Hear and determine Conditional Uses; and 
7. Other such direct or indirect duties and powers as defined in said Titles 17 and 18, 

the City Code, the State Code and as may be designated by the City Council.

2.48.020 Terms Of Office

The terms of office for the appointive members of such Commission shall be two, four, and six 
years. Two shall be appointed for two years, two shall be appointed for four years, and three shall 
be appointed for six years. The term of office for the alternate(s) shall be for two years. Thereafter, 
the terms of office for each appointive member, except for the alternate(s), shall be six years. 
Vacancies occurring otherwise than through the expiration of term shall be filled by appointment 
by the Mayor, with the consent of the City Council. Members may be removed after public hearing 
by a majority vote of the City Council.

2.48.030 Organization -- Meetings

The Planning Commission shall elect from its membership a chairman and vice chairman, and 
shall adopt rules for its own organization and for the transaction of business not in conflict with 
ordinances or laws. It shall also keep a public record of its proceedings.

2.48.040 Staff -- Consultants

The Planning Commission may contract with consultants providing its expenditures, exclusive of 
gifts, shall be within the amounts appropriated for the purpose by the City Council.
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Vector System Procurement to Track Operations and Collect Landing 

Fees at Heber Valley Airport 
RESPONSIBLE: Travis Biggs 
DEPARTMENT: Airport 
STRATEGIC RELEVANCE: Necessary Administrative Item 

 
SUMMARY 

The Heber Valley Airport currently relies on our FBO to collect and resubmit landing fees.  This 
arrangement has been in place since May 2012 via an Addendum to the Amended 1995 Airport 
Agreement. In consideration for landing fee collection services, Heber City Agreed to allow the FBO 
to retain 10% of all fees collected.   
New Technology enables us to improve and verify collection of landing fees.  One such technology is 
by ADS-B tracking.  ADS-B (Automatic Dependent Surveillance- Broadcast) is a satellite-based 
aviation surveillance technology that uses GPS satellites and other navigation tools to determine the 
location of aircraft.  It broadcasts aircraft information such as position, velocity and identification via 
public radio frequencies.  To fly in most controlled airspace, aircraft must be equipped with ADS-
B.  This technology provides a unique advantage of telling us who, when and where aircraft are being 
used.   
 
  
 
RECOMMENDATION 

It is recommended that the City Council review and approve the procurement of Vector Systems 
using Virtower data to collect landing fees.   

 
BACKGROUND 

Historically, the FBO has agreed to collect landing fees at the Heber Valley Airport.  The FBO 
currently collects landing fees for the airport during their normal business hours.  Once the landing 
fees have been collected, the FBO sends the collected amount to the City.  In return for collecting 
these fees, the FBO retains 10% of the collections.  This arrangement has been in place since 
2012.   
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In 2022, UDOT Aeronautics wanted a more accurate understanding of how many aircraft were flying 
in Utah, where they are flying to and from, and where they are based.  UDOT issued an RFP to 
select a company to collect operation data at Utah airports and Virtower was the successful company 
in that procurement process.  They signed a 5-year contract with UDOT last year to provide data 
collection at 36 of the 46 public-use airports in Utah. UDOT utilizes the Virtower sytem to help 
determine "based" aircraft and operation numbers throughout the state.  These numbers help them 
determine where to invest state funds.   
Virtower is currently being used at over 300 airports throughout the U.S., General Aviation as well as 
commercial airports.  Vector is a subcontractor/partner of Virtower.  Vector was founded in 2005 and 
is being used at over 80 airports that range from local GA airports to international airports.  Virtower 
and Vector work together at airports in Utah and throughout the world.   
 
  
 
DISCUSSION 

Having an accurate knowledge of who is using the airport is very important for various reasons.  One 
key reason is the need to accurately determine how many aircraft are based in Heber.  The number 
of based aircraft along with the number of operations at an airport determine how much State and 
Federal funding each airport receives.  This funding is essential for maintaining, improving and 
repairing airport capital assets.  It is only because of this funding, and other Federal and State 
funding, that we are able to remain self-sufficient and not require local tax subsidies to maintain our 
airport.   
Another reason rests with the critical need to accurately track, access and collect landing fees from 
users of the airport 24 hours a day, seven days a week, 365 days a year.  Landing fees are one of 
the larger airport revenue sources and collecting the fees from users of the airport is critical to 
insuring we remain compliant with grant assurances, specifically Assurance 22 Economic 
Nondiscrimination.   
Virtower uses a tracking system that monitors aircraft 24 hours a day.  The Virtower/Vector system 
ensures that any transient aircraft landing at the Heber airport will be identified and charged current 
landing fees regardless of when they arrive.  Currently, the FBO collects landing fees only during 
regular business hours.  It is not reasonable to expect airport or FBO staff to monitor airport 
operations at all times.  The Virtower/Vector system will provide the city with aircraft tail numbers, 
when they land, how often they visit, whether they are based aircraft, as well as the aircraft category 
(i.e. A-II, BIII, C-I etc.).     
Airports nearby are beginning to charge landing fees.  Because of these fees, neighboring pilots and 
flight schools have already indicated they will be coming up to Heber more often.  It is currently 
difficult to accurately determine which aircraft are visiting and who to invoice.  This is particularly 
difficult when they just do a few touch and goes.  The Vector system would help mitigate this and the 
previously mentioned issues.   
In the settlement agreement between Heber City and our FBO (OK3 Air), it states that if/when the city 
chooses to relieve OK3 of collecting landing fees, it will provide them with a 90-day 
notice.  Discussion with OK3 on this matter have already commenced.   
Additionally, we are currently reviewing our rates, fees and charges and developing an updated 
financial plan at the airport. 
Most airports using the Vector landing fee collection system have reported realizing greater landing 
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fees.  This seems to stem from the greater accuracy associated with utilizing the Vector billing 
system.  In addition, the majority of jet companies (Netjet, Flexjet etc.) using our runway, already 
receive invoices from Virtower from other airports.  They are familiar with the company and the 
process.   
Vector Systems does not require any upfront costs or set up fees.  Once they are set up, they would 
capture our aircraft operations, collect our landing fees, provide us with monthly payments and clear, 
easy to understand, monthly accounting reports--which we have not had previously. 
 
  
 
FISCAL IMPACT 

The last three years we have averaged about $250,000 in landing fees, of which OK3 keeps 10% (@ 
$25,000).  If we hire Vector Systems, they would require 16% of the total landing fees 
collected.  Applying Vector Systems collection percentage to average landing fees collected over the 
past three years, collection costs would sum to $40,000--a difference of $15,000 annually.  After 
monitoring our traffic for the past 12 months, Vector Systems is confident that collections will exceed 
$300,000 annually--assuming similar aircraft traffic patterns.  This stems primarily from collection of 
landing fees after hours, which is currently not happening. 
 
CONCLUSION 

The reason we are recommending the Vector System is that it will be able to collect and report 
extremely accurate landing data and fees and will monitor aircraft 24 hours a day, 365 days a 
year.  Additionally, with this new system, we would have the ability to track down all aircraft, including 
aircraft doing touch and goes.  Vector Systems would also help us verify based vs transient aircraft, 
which provides us with more state/federal funding.   
 
ALTERNATIVES 

1. Approve as proposed 
2. Approve as amended 
3. Continue 
4. Deny 

 
POTENTIAL MOTIONS 

Alternative 1 - Approval - Staff Recommended Option  

I move to approve the item as presented, with the findings and conditions as presented in the 
conclusion above. 
 
Alternative 2 - Approve as Amended 

I move to approve the item as amended, as follows. 
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Alternative 3 - Continue 
I move to continue the item to another meeting on , with direction to the applicant and/or Staff on 
information and / or changes needed to render a decision, as follows:  
Alternative 4 - Denial 
I move to deny the item with the following findings. 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Airport 
Travis Biggs, Airport Director 

 
EXHIBITS 

1. Presentation1 
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Heber Regional Airport

Helena Glenn - Sales
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Vector Experience

Based in the US – Washington, DC Area
• Founded in 2005 to automate landing fee billing process

Vector 100% Aviation Focused
• Aircraft Fee Billing & Collection Service
• Airport Noise and Operations Management Solutions

Vector Difference
• 60+ PLANEPASS Airports – Full-service aircraft fee billing & collection
• 30+ New PLANEPASS airports expected in 2024
• Live US based Client Services and Operator Support Teams
• Comprehensive database of aircraft owner operators

• 200,000+ Unique Aircraft
• 134,000 Owner/Operators with known paying relationship to Vector Page 389 of 401



What is 

PLANEPASS Benefits:

• Typical annual fee revenue increases of 10% - 20%+ when existing fee in place

• 100% of operations captured with a 99.6% fee collection rate

• Operators prefer paying through PLANEPASS via one monthly payment with clear accounting 

• Relieves operational and collections burden from airport staff

• Transparency in operations and billings/collections for airport

• No upfront cost or implementation charge to airport

• Easy plug-in with Virtower Operations Data via partnership
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What Airports Say about 
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Why Airports Choose 
Fully automated aircraft capture and identification
• Solution requires no manual inputs ​ or tracking from Airport or FBO
• Fully automated aircraft identification and tracking system
• 24/7/365 aircraft identification and operations capture

Overlapping aircraft tracking and identification technologies
• Fusion of multiple sources of surveillance, flight plan, and ADS-B data provides comprehensive coverage
• Consolidates multiple data sources into single, cohesive database ​ of billable operations

Accurate and Streamlined billing process
• Applies fee rules consistently based on regulations. Does not waive fees based on fuel sales or as favors
• Most accurate aircraft owner/operator database  – 200,000+ active aircraft and 134,000 active aircraft owners
• In-house, U.S.-based staff handles all operator invoicing, service & collection​ tasks
• 99.6% fee collection success rate

Easy reporting process
• Web-based portal allows online data visualization with secure access
• Exportable reports show all operations and accounting information
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PLANEPASS Process

◼ Track/Identify aircraft

◼ Fee Rules and Billing

◼ Live customer service

◼ Payment processing

◼ Active collections

◼ Accounting and reporting

◼ Centralized operation for 
multiple airports
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Live Client and Customer Service Teams
• Live Operator Customer Service - In-house US-based

• Highly Trained - extensive training, ongoing quality control

• Software – $2m annually improving SW systems, service team supported by 
robust, feature-rich PLANEPASS Back-office SW system
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PLANEPASS Airport Portal
• Aircraft operations and details viewed via secure portal

• Drill downs for additional aircraft and operations data

• Aircraft flight tracks correlated to operations

• Data is searchable/sortable/exportable

• Operations Reports including:

• Graphical Activity Report
• Operator Report
• Activity Detail Search Report

• Access to Financial Reports
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Operator Payment Portal
Payment Portal provides:

• Online payments, invoice download, statement 
download, contact updates, etc.

• All activity logged in PLANEPASS Back-office CRM

• Simple, secure logins
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Transparency Through Reporting
• Monthly Billed Detail

• Monthly Billing Adjustments

• Monthly Collection Report

• Accounts Receivable Aging

• PLANEPASS Performance Summary 
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Sample High GA Traffic Landing Fees
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HCR Proposed Fees

Different rate structures and estimated annual projections:

• At your current rate of $4 per thousand pounds, we estimate annual billings to be 
$348,000 – our service fee of 16% equates to a cost of $55,680.

• At an updated rate of $6 per thousand pounds, we estimate billings to be $522,000 – 
16% service fee equates to a cost of $83,530.

• At an updated rate of $8 per thousand pounds, we estimate billings to be $696,000 – 
16% service fee equates to a cost of $111,360.

Timeline: Vector can onboard a new airport within 30 days prior to our go live date. 
HCR needs to give the current FBO a 90 day notice.
Go live date?
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Heber City Council Staff Report   

  
MEETING DATE: 12/5/2023 
SUBJECT: Establish City Council Retreat Dates for January 2024 
RESPONSIBLE: Matt Brower 
DEPARTMENT: Administrative 
STRATEGIC RELEVANCE: Necessary Annual Special Meeting 

 
SUMMARY 

Council is asked to find mutually agreeable date(s) and time(s) Council Members are available to 
gather for the 2024 Heber City Council Annual Retreat. If split in two sessions, meetings can be held 
on weekday afternoons and/or on Friday or Saturday. A single, day-long, session could be held on a 
Friday or Saturday. 
 
RECOMMENDATION 

Determine date(s) and time(s) to hold the City Council Annual Retreat. 

 
BACKGROUND 

The City Council Annual Retreat is intended to provide required annual training to the City Council 
Members as well as establish Council's strategic and budget priorities. 
 
DISCUSSION 

• Does the Council wish to meet one time only for an 8-hour day-long retreat or would Council 
prefer two four-hour meetings? 

• Dates Council Members are all available to attend 
• Additional topics Council would like to discuss or receive training for 

 
 
FISCAL IMPACT 
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CONCLUSION 

 
 
ALTERNATIVES 

1. Approve as proposed 
2. Approve as amended 
3. Continue 
4. Deny 

 
POTENTIAL MOTIONS 

Alternative 1 - Approval - Staff Recommended Option  

I move to approve the item as presented, with the findings and conditions as presented in the 
conclusion above. 
 
Alternative 2 - Approve as Amended 

I move to approve the item as amended, as follows. 
 
Alternative 3 - Continue 
I move to continue the item to another meeting on , with direction to the applicant and/or Staff on 
information and / or changes needed to render a decision, as follows:  
Alternative 4 - Denial 
I move to deny the item with the following findings. 

 
ACCOUNTABILITY  

Department: 
Staff member: 

Administrative 
Matt Brower, City Manager 

 
EXHIBITS 

None 
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