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June 19, 2018 

ALPINE CITY PLANNING COMMISSION MEETING AT 

Alpine City Hall, 20 North Main, Alpine, Utah 

June 19, 2018 

 

I. GENERAL BUSINESS   

A. Welcome and Roll Call: The meeting was called to order at 7:00 pm by Vice Chair Bryce 

Higbee.  The following Commission Members were present and constituted a quorum: 

 

Vice Chair: Bryce Higbee 

Commission Members: Alan MacDonald, John Mackay, John Gubler and Sylvia Christiansen 

Staff: Austin Roy, Marla Fox, Jed Muhlestein 

Others: Role on file. 

 

A. Prayer/Opening Comments: John Gubler 

B. Pledge of Allegiance: Bryce Higbee 

 

 

II. PUBLIC COMMENT 

Andy Tenney had concerns about the Dana Beck home on Westfield Road being used as a drug 

rehabilitation center.  He said he had concerns about the kids in the neighborhood and the 

proximity to the schools. 

 

Bryce Higbee said these types of facilities were governed by Federal Law and they trumped the 

City’s ordinances.  

 

III.ACTION ITEMS 

A. Public Hearing – Parking Proposal – Smooth Canyon Park and Lambert Park 

Austin Roy said there were two parking plans being proposed and they both required a super 

majority of the City Council and a Public Hearing. 

 

There were 22 stalls in Smooth Canyon and the new proposal would allow for 74 parking stalls.  

Austin Roy said as the park developed on the south end, more parking would be added.  He then 

presented map and identified where the proposed parking in Lambert Park would be added.  

Parking stalls would be added to both sides of the dirt road just south of the restroom.  Buck and 

pole fencing would be added behind the parking stalls.  Austin Roy said there would probably be 

a gap in the fence across a bike trail to allow bikes to get through. 

 

Jed Muhlestein explained that gates would be installed to help keep traffic out of Lambert Park. 

 

Bryce Higbee opened the Public Hearing. 

 

Doug Mower said he lived up by Smooth Canyon Park and explained that this additional parking 

would impact all the neighbors around the park.  He said he would like the Council to come up 

with a different plan.  He recommended using a piece of land that the City owned just north of the 

LDS church for parking.  He said this would serve both soccer fields, and soccer parents could 

park in the LDS church parking lot.   Mr. Mower said the City wanted to take out part of the park 
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and turn it into a concrete parking lot.  He said the people that needed the parking were not Alpine 

Residents but were soccer teams that didn’t necessarily live in the City. 

 

Alan MacDonald said the LDS church usually did not want its parking lots used for other purposes.  

For this reason, they were now making plans to put in additional parking in Lambert Park so people 

would no longer park at the LDS church building. 

 

Alan Slighting said his neighborhood had been dealing with the soccer issue for 14 years.  He said 

the City needed to deal with park usage and control the soccer use so the residents could use the 

park as well.  He said he would like his family to be able to have an event in the park without 

soccer constantly being in there.   

 

Doug Mower said the City property north of the LDS church building would be buffered all around 

and would serve both soccer fields.  The property in question would be a better choice than 

expanding the current parking lot. 

 

Austin Roy said people would park in the street if parking was not close. 

 

Perry Bassett said Smooth Canyon should not be used as a soccer park.  He said the people that 

used the park were not from Alpine. 

 

Natalie Devereaux said the grass area the City wanted to tear up for parking was used just as much 

as the big part of the park.  She said the teams warmed up in this area and used the trees for shade.  

She said all the residents used this same shaded area near the trees and would not want them cut 

down. 

 

Rob Stanger said the residents had been squeezed out from using the park.  He said by adding more 

parking, they were just encouraging more soccer people to come to the park.  He said Healey 

Boulevard had high density traffic and he didn’t want to add to it.  Rob Stanger asked what the 

cost of the parking lot would be.  Austin Roy said the final numbers were not available, as this was 

just a proposal. 

 

Clark Parker said Smooth Canyon was overused.  Furthermore, there was no time to water the 

grass, and as a result the park was drying out.  He asked if the City was charging for usage.  Marla 

Fox said each player was required to pay a park usage fee with their player fees. 

 

Patty Oler asked if there was a formula for choosing the 74 parking stalls.  Austin Roy said the 

Soccer Association recommended 45 stalls for each soccer field.  Ms. Oler said the additional 

parking would ruin the neighborhood. 

 

Lane Franks questioned why the City needed additional parking at Lambert Park when there was 

already parking at the rodeo grounds, bowery, church building and the road.  He said the road was 

very narrow at the entrance and he would like to see it left natural so people could walk or bike in. 

 

Jed Muhlestein said the City may pave the entrance to the park to help keep dust down as well as 

prevent rocks and dirt from being tracked into the streets and storm drain system. 
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Breezy Anson said additional parking in Lambert Park was needed but he would like to see it 

placed somewhere else.  He said he would be in favor of working with the Patterson’s just south 

of Lambert Park, or alternatively, using the City property by Moyle Park. 

 

Bryce Higbee closed the Public Hearing. 

 

Jed Muhlestein said he did not know how fast the Mayor would like to have the staff start working 

on these parking lots. 

 

Alan MacDonald said he agreed that parking was needed on the south end of Lambert Park.  He 

said the City needed to move forward with the proposed plan from the staff. 

 

MOTION: Alan Macdonald moved to recommend approval of the proposed parking at Lambert 

Park, as recommended by staff. 

 

John Gubler seconded the motion.  The motion failed with 3 Nays and 2 Ayes.  John Mackay, 

Sylvia Christiansen and Bryce Higbee voted Nay, and Alan Macdonald and John Gubler voted 

Aye. 

 

Alan Macdonald said that because the residents had a strong desire to not have the park torn up, 

the City should look at alternative places for parking.  He said the City should have a feasibility 

study done and look at other areas for parking. 

 

Sylvia Christiansen asked who scheduled the parks.  Austin Roy said the City had presidents over 

each sport that helped run programs and scheduling of the fields.   

 

MOTION: Alan Macdonald moved to deny the proposal of additional parking at Smooth Canyon.  

He would like a feasibility study completed and would like to look at additional areas for parking. 

 

Sylvia Christiansen seconded the motion.  The motion passed with 3 Ayes and 2 Nays.  John 

MacKay, Sylvia Christiansen and Alan Macdonald voted Aye, and John Gubler and Bryce Higbee 

voted Nay. 

 

B.  Retaining Wall Exception – Michael Pratt 

 

Jed Muhlestein explained the current retaining wall ordinance and said Mr. Pratt was requesting 

an exception for the height of his wall.  He presented a map of the Pratt property and showed that 

the retaining wall would be located at the back of the property.  The wall was for a vault to house 

the pond equipment.  This wall would not be seen from the street or public right-of-way; therefore, 

from an engineering point-of-view staff was recommending approval because it was safe and could 

not be seen from the street or public right-of-way.  Jed Muhlestein explained that this project was 

reviewed by two different engineers to ensure that it met the City’s ordinance requirements. 

 

MOTION: John Gubler recommended approval of the Michael Pratt Retaining Wall Exception. 
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Alan Macdonald seconded the motion.  The motion passed with 5 Ayes and 0 Nays.  Bryce Higbee, 

Alan MacDonald, John Mackay, John Gubler and Sylvia Christiansen all voted Aye. 

 

C. Development Code Review – Section 3.32 Retaining Walls 

Jed Muhlestein said staff wanted to change Section 3.32 Retaining Walls to state the following:  

“Double tiered retaining walls four feet or less don’t need engineering.” Currently, the Code read 

that over three feet required engineering.  An official public hearing and vote would be needed on 

this item in a future meeting.  Jed Muhlestein relayed a suggestion from David Church that a 

setback requirement be implemented for retaining walls built on property lines.  Alternatively, a 

fence could be required.   

 

Sylvia Christiansen was concerned that there was no limitation on height, and felt that there should 

be.  Jed Muhlestein said David Church had raised the issue of whether or not to regulate the safety 

of people on their own personal property.  Sylvia Christiansen also felt that drainage placement 

should be addressed. 

 

Sylvia Christiansen pointed out some clerical errors in the Code language. 

 

D. Major Subdivision Preliminary Review - The Ridge at Alpine - Paul Kroff 

Austin Roy said a few changes had been made from the previous plan that was approved.  He 

subsequently reviewed the following: 

 

 The southern part of the trail was slightly modified 

 Altered the course of the access to Lot 72 

 Savannah Circle was modified with the alignment, but the same number of lots remained 

 Katherine Way was modified  

 Lot 52 was modified 

 The plan was changed from 71 lots to 72 lots 

 Zachary Way was modified 

 25 parking spots were added next to the soccer field (soccer field would be for U9) 

 13 parking spots were to the trail head 

 A restroom was added at the soccer field  

 

Austin Roy presented a letter from the Fire Chief showing that the access road to Lot 72 met the 

City’s requirements.  He noted there would also be a fire hydrant at Lot 72.  However, the Planning 

and Zoning department still had an issue with Lot 72 because it was separate from the other lots, 

and the ordinance stated that in a PRD lots needed to be in a cluster of at least three lots.   

Additionally, it was not aesthetically pleasing on the mountain.   

 

Wade Budge, an Attorney for the project said he only had a couple of issues.  He said the lots met 

all the requirements for lot size.   Lot 72 started down in Savannah Circle and the lot was clustered 

with others even though the building envelope was up higher on the mountain.  Jed Muhlestein 

said the City needed to be clearer in the ordinance if the intent was to keep the houses clustered. 

 

Alan Macdonald said he would like input from the City Attorney.  Austin Roy said he spoke with 

the City Attorney, David Church, and he agreed with the staff and their interpretation of the 
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ordinance.  Also, because this subdivision was in a PRD, the City had more say on how it would 

be developed. 

 

Wade Budge said they were not allowed to get any bonus density and they felt like this lot had 

been on the plans from the beginning.  Paul Kroff said it had been their burden to show that this 

lot could meet the ordinance.  

 

Sylvia Christiansen asked why this proposal did not meet the ordinance.  Jed Muhlestein said the 

intent of the ordinance was to preserve the hillside and cluster the homes together.   

 

Paul Kroff explained that in his proposal, he went well above the requirement for open space to 

get the PRD.   

 

Bryce Higbee said Lot 72 did not meet the ordinance because this home would ruin the scenic 

value and it did not preserve the hillside.  Paul Kroff said the scenic view was different for 

everybody.  He said he would rather build on a flat lot than cut into the mountain and use retaining 

walls. 

 

Austin Roy said the ordinance stated that the City would preserve the quality of the mountainside, 

so as to prevent erosion and fire.  Paul Kroff said they were preserving 65% of the hillside. 

 

The Planning Commission discussed the trails in the subdivision and said the trail map showed 

three trails.  The developers were not aware of the third trail and would like to see a different 

alignment of the trails.  Paul Kroff said his client would be running livestock in that area and would 

like the trail moved. 

 

Will Jones said only a small portion of the trail crossed this subdivision.  Using the aid of an aerial 

map, he identified where the trails would be located.  After subsequent discussion, Austin Roy 

read language from the ordinance outlining the need to preserve the rights of neighboring residents 

near a trail. 

 

The Planning Commission then discussed lighting and parking for the soccer field.  They 

determined that 45 parking stalls sounded high for a small neighborhood park.  Austin Roy said 

25 stalls were not sufficient and the developer should try to get closer to 45 stalls.  Jed Muhlestein 

said the first place people would park if there was not enough parking would be in the cul-de-sac.  

This would pose safety concerns because it would block access for emergency vehicles. 

 

Jed Muhlestein stated that all the street systems met the requirements with the exception of Oak 

View Drive, which was not standard width.  Staff’s recommendation was to grant an exception on 

this road because it matched what was in the Cove. 

 

Jed Muhlestein suggested adding a three-way stop at the intersection on Kathrine Way. 

 

Cori Russon said it would be better to have a one-way stop on Kathrine Way because in the winter, 

it was very difficult to stop on the steep road. 
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Jed Muhlestein said sewer was normal except from Lot 61 to Lot 57.  The developer was proposing 

a low gravity sewer system with a pump system for each individual lot. 

 

Jed Muhlestein said the pressurized irrigation system would have a 12-inch pipe.  The developer 

would pay for six inches and the City would pay the difference to upgrade the pipe up to 12 inches. 

Additionally, the development agreement required a booster pump and the recommendation was 

for the developer to work with staff to figure out these details. 

 

Regarding culinary water, the developer elected to upgrade the water line size to have adequate 

flow.  The Fire Chief reviewed and approved the plans. 

 

The storm drain system was complicated; the interior was standard and most of the water would 

flow to a detention pond.  However, there was a low point in Kathrine Way and the utilities in the 

street had been designed for a 10-year storm, but needed to be designed to withstand a 100-year 

storm capacity. 

 

The geotechnical reports outlined the hazards of fire and flooding issues.  Debris flow nets would 

catch all the debris but allow the water to flow through.  The developer’s engineer completed 

calculations on how much water would come down and where it would flow.   It was determined 

that homes needed to be 1.75 feet above the curb to be protected from a 100-year storm.  In 

addition, the geotechnical report addressed potential rock fall.  The lower homes had a lower risk 

and the upper homes had a medium risk.  There needed to be further analysis on the matter prior 

to this project phase. 

 

Irrigation ditches were required to be piped; if it was not being used, the ditches could be 

abandoned and the developer would have to weld the head gates shut to prevent water from coming 

into the ditches.  If pipes were used, they were required to be 30-inch pipes. 

 

If Lot 72 were to be approved, there would need to be retaining walls that met the ordinance and 

were approved by the Fire Chief.  Any existing buildings on the property needed to be removed 

prior to plat recordation. 

 

MOTION:  Sylvia Christiansen moved to approve The Ridge at Alpine Concept Plan with the 

following conditions: 

 

1. Applicant meet the engineering requirements stipulated 

2. Change soccer park to a family park 

3. Add Screening for any parking 

4. Add Lighting in the park 

5. Add parking stalls appropriate to the use of the park 

6. Work with the Trail Committee on the routing of the two trails 

7. Subject to the applicant satisfying City Council that the scenic and cluster requirements are 

met for Lot 72. 

 

John Gubler seconded the motion.  The motion passed with 5 Ayes and 0 Nays.  Bryce Higbee, 

Alan MacDonald, John Mackay, John Gubler and Sylvia Christiansen all voted Aye. 
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MOTION: Sylvia Christiansen moved to approve The Ridge at Alpine Preliminary Plan with the 

following conditions and subject to concept approval. 

 

1. An exception be granted for a non-standard road cross section along Oak Drive. 

2. The cross section would include 30 feet of pavement with three-foot shoulders on each 

side 

3. The Developer address redline comments on the plans and drainage report 

4. The Developer work with staff regarding the variable speed pumps required in the 

Annexation and Development Agreement, then report to the City Council prior to 

submitting for final Approval. 

5. The Planning Commission approve or disapprove Lot 72.  If Lot 72 is approved, the 

developer must submit a retaining wall design that meets the ordinance for Lot 72. 

 

John Gubler seconded the motion.  The motion passed with 5 Ayes and 0 Nays.  Bryce Higbee, 

Alan MacDonald, John Mackay, John Gubler and Sylvia Christiansen all voted Aye. 

 

IV.COMMUNICATIONS 

 

There were no comments. 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: May 15, 2018, June 5, 2018 

 

MOTION: John Gubler moved to approve the minutes for May 15, 2018 and June 5, 2018 as 

written. 

 

Sylvia Christiansen seconded the motion.  The motion passed with 5 Ayes and 0 Nays.  Bryce 

Higbee, Alan MacDonald, John Mackay, John Gubler and Sylvia Christiansen all voted Aye. 

 

ADJOURN 

Bryce Higbee stated that the Planning Commission had covered all the items on the agenda and 

adjourned the meeting at 11:05 p.m. 


