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Jan 3, 2016 

ALPINE CITY PLANNING COMMISSION MEETING AT 

Alpine City Hall, 20 North Main, Alpine, Utah 

January 3, 2017 

 

I.  GENERAL BUSINESS 

 

A. Welcome and Roll Call: The meeting was called to order at 7:00 pm by Chairman Steve Cosper.  

The following Commission members were present and constituted a quorum. 

 

Chairman: Steve Cosper 

Commission Members: Bryce Higbee, David Fotheringham, Steve Cosper, Carla Merrill, John Gubler 

Staff: Jason Bond, Jed Muhlestein, Marla Fox,  

Others: Councilman Ramon Beck, Councilman Roger Bennett, Councilman Lon Lott, Loraine Lott, Tom 

Andra, Shelby Andra, Rich Hartvigsen, Karolyn Smith, Sylvia Christensen, Mark Wells, Crystal Wells 

 

A. Prayer/Opening Comments:  Carla Merrill 

B. Pledge of Allegiance:  By Invitation 

 

II. PUBLIC COMMENT 

 

No Public Comment. 

 

III. ACTION ITEMS 

 

A. Creekside Estates Plat A Minor Subdivision – Tom & Shelby Andra 

The proposed Creek Side Estates Minor Subdivision located on Matisse Lane included two lots on a site 

that was 1.9 acres.  The site was located in the CR-20,000 zone.  The applicants were also working on a 

boundary line adjustment with the Alpine Cottages Home Owners Association.  This needed to be done in 

order to swap property with private open space to acquire the necessary frontage on a public street. 

 

Jason Bond said for the developer to make a legal lot, they needed to have frontage on a public street.  

The Developer was working on a trade of land to get the frontage they needed. 

 

Jed Muhlestein said the developer needed to connect to the utilities which were in the street on Matisse 

Lane.  He said they needed to provide a cost estimate for a bond and meet the water policy.  Mr. 

Muhlestein showed on a map which pieces of land would be traded in order for the land owners to have a 

legal lot. 

 

Tom Andra, the owner of the property, said he was working with the Alpine Cottages HOA, Utah County 

Recorder’s office, the Title Company and surrounding neighbors to make this land swap and to get 

everything recorded correctly. 

 

MOTION:  Bryce Higbee moved to recommend approval of the proposed Creekside Estates Minor 

Subdivision Concept Plan with the following conditions: 

 

1. The Developer finalizes and records the Alpine cottages plat amendment that reflects the 

private open space boundary line adjustment. 

2. The Developer meets the water policy. 

3. The Developer provides a construction cost estimate for bonding purposes. 
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Carla Merrill seconded the motion.  The motion passed with 5 Ayes and 0 Nays.  Bryce Higbee, David 

Fotheringham, Steve Cosper, Carla Merrill, and John Gubler all voted Aye. 

 

B. PUBLIC HEARING – Summit Pointe Subdivision Concept and Preliminary Plans – Mark 

Wells & Taylor Smith 

 

The proposed Summit Pointe subdivision included a total of four lots ranging in size from 4.14 acres to 

11.95 acres on a site that was approximately 32.9 acres.  Three lots were new while Lot 3 of Plat A of the 

Falcon Ridge PRD subdivision located at the southeast corner of the proposed development would be 

vacated and added to the Summit Pointe subdivision.  The site was located in the CR-40,000 zone. 

 

Jason Bond said at the last meeting, there was a concern with a cul-de-sac that was too long.  Jed 

Muhlestein did some research into the Falcon Ridge Subdivision.  The minutes showed that the cul-de-sac 

at the end of Lakeview Drive was approved so there shouldn’t have been any concerns that a shared 

private driveway would make this an illegal cul-de-sac. 

 

Jason Bond said there was a concern from the property owner to the north of Summit Pointe maintaining 

access to their property.  He said the Planning Commission needed to make a recommendation to the City 

Council on what they felt needed to happen.  The developers, Mark Wells and Taylor Smith, had their 

engineer write a letter of the feasibility of a road through their proposed subdivision to the neighbor’s 

property.  Their determination was that there was no feasibility at all for a road through their property. 

 

Jason Bond said just before the meeting, the property owner to the north gave him a document and 

claimed there was dedicated right-of-way from the Summit Pointe property to his property.  Jason Bond 

said according to the City’s ordinance, the developers of Summit Pointe needed to (1) provide a stub 

street, or (2) dedicate a right-of-way so the neighbor could get to his property.  He said it may not have 

even been feasible to put a road through to the neighboring property. 

 

Mark Wells discussed access through his property.  He said the property to the north (the Hartvigsen’s) 

didn’t have frontage on a public road so they would have to create frontage by bringing a road through to 

their property.  He said that was impossible because the slope was 20% and the ordinance indicated a 

property may only have a 12% grade.  He said they would have to build switchback roads with 50 foot 

retaining walls, which was also against City ordinances.  He said the Hartvigsen’s access needed to come 

from the east or west side of their property, rather than from the south on a steep grade where switchbacks 

and retaining walls would needed. 

 

Mr. Wells explained that the City’s street ordinance discussed a public roadway system.  He said in the 

case of their development, they were not adding a public roadway system to their subdivision.  Instead it 

would be a private driveway, since there was frontage at the bottom of the property.  He said in his 

estimation, the stub street ordinance didn’t apply because they were not proposing any new public roads. 

 

Steve Cosper opened the Public Hearing. 

 

Rich Hartvigsen said he disagreed with Mr. Wells about his property being undevelopable.  He said he 

paid ten years of property taxes which had been accessed at residential rates, and there had been no 

designation that the property was not developable.  He said the northern piece was very similar to the 

southern piece with a significant amount of flat property which could be easily developed. 

 

Mr. Hartvigsen said the access would not be feasible straight up through the gully, but rather to the west 

of that area on an existing dirt road which was very accessible.  Mr. Hartvigsen said there was a dedicated 

right-of-way through the subject property, as well as several surrounding properties.  Mr. Hartvigsen said 
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this had been recorded in the land records of 1990, and was transferred to TR Investments in 1994.  He 

said unless some accommodation was made for access to him and fifteen other properties to have a 

dedicated right-of-way, the developers could not go forward by saying they didn’t think a road was 

feasible.  He said that was not how the law and rights-of-way worked.  Mr. Hartvigsen said he would take 

action against Alpine City and the developers if the subdivision plat was granted without the dedicated 

right-of-way access to which he was entitled.  However, he said he hoped the issues can be resolved prior 

to reaching such a point.  He said he had driven up the dirt access road a hundred times and it was no 

steeper than any other hillside road.  He said no one talked to him or gave him a letter from engineering 

stating access was not feasible. 

 

Karolyn Smith asked about the trail easement and if it had been addressed.  Mark Wells said that would 

be a condition at final approval. 

 

Carla Merrill asked about the dedicated right-of-way, to which Jason Bond said he would need to discuss 

the matter with the City Attorney.  The Planning Commission had a discussion about the dedicated right-

of-way and if they should move forward and recommend approval without more information.  Jason Bond 

said they could move forward with the Concept Plan and hold off on the Preliminary Plan until they had 

more information. 

 

MOTION: David Fotheringham moved to approve the Summit Pointe Subdivision Concept Plan with the 

following conditions: 

 

1. The Developer work with the City concerning the trail indicated on the Trails Master Plan 

going through the proposed subdivision. 

2. The Property Owner and the City address the right of way access to the north property. 

3. A Building Permit not be given until offsite improvements are met. 

 

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

Fotheringham, Steve Cosper, Carla Merrill, and John Gubler all voted Aye.   

 

C. Annexation Policy Plan Amendment – Include Schoolhouse Springs Area (Lehi Property) & 

The Cove 

The Mayor asked that the City consider amending the annexation policy plan and map.  The proposal was 

that the Cove area and the School House Springs be added to the plan.  There were other areas that had 

been discussed as part of a potential amendment of the plan and map but these areas needed more 

extensive review and consideration.  The Cove was already developed and the Mayor had been in 

communication with Lehi City who owned the land in the School house Springs area for use of the water.  

Lehi City had no intentions of developing the property except for utility reasons and had said that they 

were willing to be considered for annexation into Alpine City. 

Utah State Code (10-2-401.5) required that the Planning Commission hold a public meeting to allow 

affected entities to examine the proposed annexation policy plan and to provide input on it.  The Planning 

Commission would accept and consider any additional written comments from affected entities until ten 

days after the public meeting, and make modifications to the proposed annexation policy plan which they 

considered appropriate based on input received.  The Planning Commission would then hold a public 

hearing and make a recommendation to the City Council.   

Jason Bond talked about the Annexation Policy Plan and reviewed the State Code.  He said there had 

been some updates to the City’s Annexation Plan with the adding of the Pack, Grant, Oberree and Bennett 
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Farms properties.  He said there were two new areas that were proposed to be in the Annexation Plan; one 

was the Alpine Cove and the other was the Schoolhouse Springs Area. 

Jason Bond explained that just because a property was on the Annexation Plan, didn’t mean it would 

automatically be annexed.  It just meant it could be if it was on the plan.  He said some things had been 

taken out of the Plan because they no longer applied, and some things had been added to make the Plan 

more up-to-date. 

Councilman Lon Lott agreed with Jason Bond stating the Cove needed to be in the Plan if they, in the 

future, wanted to annex that particular area into the City. 

D. Parks Maintenance Building Site Plan 

 

A new Alpine City parks maintenance building was proposed to be located at the site located at 

approximately 545 East 300 North.  The attached site plan reflected input from staff and from the public.  

A charrette was held on December 6, 2016, to give the public an opportunity to offer their suggestions for 

the improvement of this site.  Their suggestions were also attached.  The site plan was presented to the 

Planning Commission so that they could offer their suggestions and make a recommendation to the City 

Council in preparation for a public hearing. 

 

Jason Bond said the City had Curtis Minor Architecture draw up a site plan based on input by a couple of 

residents who lived next to the property. Jed Muhlestein said the neighbors did not want to see the 

maintenance building; however, they also didn’t want a big concrete fence surrounding the whole 

property either.  The neighbors said they would rather have tall trees, shrubs and grasses. 

 

Jed Muhlestein said the City would fence off the building and yard area with a fence and gate to keep the 

area secure.  He said they would try to make the building attractive with a roof similar to those in the 

neighborhood.  They could dig down ten feet so the building would be hidden and only a few feet would 

be visible with the trees and bushes. 

 

Carla Merrill said she would like to see pickle ball courts at the site because the ones at Burgess Park 

were always full.  There was some disagreement about the pickle ball courts and some Planning 

Commission members said to leave the site as it was. 

 

MOTION:  John Gubler moved to recommend to the City Council to move the Parks Maintenance Site 

Plan Forward with the following condition: 

 

1. Widen the access to two lanes from the road to the parking lot. 

 

David Fotheringham seconded the motion.  The motion passed with 5 Ayes and 0 Nays.  Bryce Higbee, 

David Fotheringham, Steve Cosper, Carla Merrill, and John Gubler all voted Aye.   

E.   Amendments to the Fence Ordinance (Section 3.21.6) 

As the City received applications for fence permits, different circumstances justified an ordinance 

amendment to further explain the intentions of the fence ordinance.  A recent situation showed that the 

ordinance needed to help differentiate a wall from a fence with a setback.  This would prevent a situation 

where a fence was directly on top of a wall, thus creating a sheer surface that appeared to the neighbor as 

either a wall or a fence that was too tall.  This was especially the case when both the wall and fence were 

made of the same material, such as concrete.   
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Jason Bond talked about the new proposed language to the Fence Ordinance.   

There was a discussion about the height of the retaining wall and if a fence could be put on top of a wall. 

MOTION:  Bryce Higbee moved to recommend approval of the proposed Amendment to the Fence 

Ordinance Section 3.21.6.7 with the following conditions: 

 

1. The retaining wall shall be set back at least four feet from the back side of the retaining wall. 

2. Under no condition shall the fence and wall exceed nine feet on the same plane. 

 

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

Fotheringham, Steve Cosper, Carla Merrill, and John Gubler all voted Aye.   

 

F. PUBLIC HEARING – Amendments to the Financial Responsibility Ordinance (Article 

4.10) 

The proposed amendment included changing the amount required for a performance bond for a 

subdivision from 120% to 110%.  The performance bond stated the percentage of the estimated cost of 

work and improvements of a given subdivision.  The estimated cost was determined by the City Engineer 

and City Administrator.   

This amendment being proposed ensured that Alpine City stayed in compliance with all applicable rules 

and regulations for the performance bond of a subdivision. 

Jed Muhlestein explained that this had to do with construction and warranty bonds for subdivisions.  He 

said when a subdivision was being built they took a 120% construction bond.  When the subdivision was 

completed, they took 10% of the 120% which came out to 12%.  The 12% was used as the warranty bond.  

He said that State Law indicated they could not take more than 10% so they have modified numbers in 

order to abide by the State Law.   

Steve Cosper opened the Public Hearing.  There were no comments, so he closed the public hearing. 

MOTION:  Bryce Higbee moved to recommend approval of the proposed Article 4.10 Amendment to the 

Financial Responsibility Ordinance so the City was in compliance. 

 

David Fotheringham seconded the motion.  The motion passed with 5 Ayes and 0 Nays.  Bryce Higbee, 

David Fotheringham, Steve Cosper, Carla Merrill, and John Gubler all voted Aye.  

 

IV.COMMUNICATIONS 

 

Steve Cosper explained that it was time to re-elect a new Chairman and Vice-Chairman for the Planning 

Commission. 

 

MOTION: David Fotheringham moved to keep Steve Cosper as the Planning Commission Chairman. 

 

Carla Merrill seconded the motion.  The motion passed with 5 Ayes and 0 Nays. Bryce Higbee, David 

Fotheringham.   Steve Cosper, Carla Merrill, and John Gubler all voted Aye. 

 

MOTION:  Bryce Higbee moved to appoint Jason Thelin as Vice-Chairman for the Planning 

Commission. 
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Carla Merrill seconded the motion.  The motion passed with 5 Ayes and 0 Nays.  Bryce Higbee, David 

Fotheringham, Steve Cosper, Carla Merrill, and John Gubler all voted Aye. 

 

V.  APPROVAL OF PLANNING COMMISSION MINUTES: December 6, 2016 

 

MOTION:  Carla Merrill moved to approve the Planning Commission Minutes for December 6, 2016, 

with corrections. 

 

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

Fotheringham, Steve Cosper, Carla Merrill, and John Gubler all voted Aye. 

 

Adjourn 

 

Steve Cosper stated that the Planning Commission had covered all of the items on the agenda and 

adjourned the meeting at 8:55p.m. 

 


