
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, UT will hold a PUBLIC HEARING and a 
Regular Meeting at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, April 18, 2017 at 7:00 pm as follows: 
 
I. GENERAL BUSINESS 
 

A. Welcome and Roll Call:          Steve Cosper  
B. Prayer/Opening Comments:        Steve Cosper 
C. Pledge of Allegiance:  By Invitation 

 
II. PUBLIC COMMENT            

 
Any person wishing to comment on any item not on the agenda may address the Planning Commission at this point by  
stepping to the microphone and giving his or her name and address for the record.  
 

III. ACTION ITEMS 

 
A.   PUBLIC HEARING - Annexation Policy Plan Amendment - Include Pine Grove & The North Area (Melby)  

The Planning Commission will hold a public hearing on the proposed amended annexation policy plan and map and will make 
a recommendation to the City Council. 

 
B. Creekside Estates Plat A Minor Subdivision - Approximately 275 North Matisse Ln - Tom & Shelby Andra 

The Planning Commission will review the third version of a proposed minor subdivision. 
 

C. Request to have an Exotic Animal on Property in Alpine City – Will Jones  

The Planning Commission will review a request to have a Kangaroo on property in Alpine City and will make a 
recommendation to the City Council. 
 

D. General Plan Update – Moderate Income Housing Element   

The Planning Commission will discuss an update of the Alpine City General Plan, specifically as it pertains to Moderate 
Income Housing and the concept of an Accessory Dwelling Unit (ADU). 

 
IV.   COMMUNICATIONS 

  
V.     APPROVAL OF PLANNING COMMISSION MINUTES: March 21, 2017 
         
ADJOURN      

 

      Chairman Steve Cosper 
      April 14, 2017 
 
 
 
 
 

 
 
 
 
 
 
 

THE PUBLIC IS INVITED TO ATTEND ALL PLANNING COMMISSION MEETINGS. If you need a special accommodation to 
participate in the meeting, please call the City Recorder's Office at 801-756-6347 ext. 5.  
 
CERTIFICATION OF POSTING. The undersigned duly appointed recorder does hereby certify that the above agenda notice was 
posted at Alpine City Hall, 20 North Main, Alpine, UT. It was also sent by e-mail to The Daily Herald located in Provo, UT a local 
newspaper circulated in Alpine, UT. This agenda is also available on the City’s web site at www.alpinecity.org and on the Utah Public 
Meeting Notices website at www.utah.gov/pmn/index.html.  

 



 
 
 

PUBLIC MEETING AND PUBLIC HEARING ETIQUETTE 
 
 

 
Please remember all public meetings and public hearings are now recorded.  
 

• All comments must be recognized by the Chairperson and addressed through the microphone.  
 

• When speaking to the Planning Commission, please stand, speak slowly and clearly into the microphone, and 
state your name and address for the recorded record.  

 

• Be respectful to others and refrain from disruptions during the meeting. Please refrain from conversation with 
others in the audience as the microphones are very sensitive and can pick up whispers in the back of the room.  

 

• Keep comments constructive and not disruptive.  
 

• Avoid verbal approval or dissatisfaction of the ongoing discussion (i.e., booing or applauding).  
 

• Exhibits (photos, petitions, etc.) given to the City become the property of the City.  
 

• Please silence all cellular phones, beepers, pagers or other noise making devices.  
 

• Be considerate of others who wish to speak by limiting your comments to a reasonable length, and avoiding 
repetition of what has already been said. Individuals may be limited to two minutes and group representatives 
may be limited to five minutes. 

 

• Refrain from congregating near the doors or in the lobby area outside the council room to talk as it can be very 
noisy and disruptive. If you must carry on conversation in this area, please be as quiet as possible. (The doors 
must remain open during a public meeting/hearing.) 

 
Public Hearing vs. Public Meeting 
 
If the meeting is a public hearing, the public may participate during that time and may present opinions and evidence for 
the issue for which the hearing is being held. In a public hearing there may be some restrictions on participation such as 
time limits.  
 
Anyone can observe a public meeting, but there is no right to speak or be heard there - the public participates in 
presenting opinions and evidence at the pleasure of the body conducting the meeting.  
 
 



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT:  Annexation Policy Plan and Map Amendment 

 

FOR CONSIDERATION ON: 18 April 2017 

 

PETITIONER: Alpine City 

 

ACTION REQUESTED BY PETITIONER: Hold a Public Hearing and make a 

Recommendation to the City Council 

 

APPLICABLE STATUTE OR ORDINANCE:   Utah State Code 10-2-401.5 

(Annexation Policy Plan) 

 

BACKGROUND INFORMATION: 
 

The Mayor and the City Council have asked that the City consider amending the 

annexation policy plan and map.  The proposal is that the area referred to as “North 

Area” and the area referred to as “Pine Grove” be added to the plan.  See attached map. 

 

Earlier this year, the City asked Horrocks Engineers to do a study to determine what 

impacts, if any, the annexation of these proposed areas would have on City utility 

systems.  This study outlines the issues and potential costs.  See attached information. 

 

Utah State Code requires 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 shall 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 the Planning Commission considers appropriate 

based on input received.  The Planning Commission shall then hold a public hearing and 

make a recommendation to the City Council.   

 

 

STAFF RECOMMENDATIONS: 
 

Hold a public hearing and make a recommendation the City Council. 
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 To: Shane Sorensen, P.E.
Alpine City 

From: John E. Schiess, P.E.
Principal Engineer

Date:  February 3, 2017 Memorandum

Subject: Potential Northeast Annexations Effect on City Utility Systems

This memo is to provide a preliminary level analysis of Alpine City annexing the Alpine Cove, Melby, and Pine Grove 
areas with respect to the City’s culinary water system and sanitary sewer system.

We have recently completed a draft of the culinary water master plan update, as well as a final sanitary sewer master 
plan update last year.  These plans identified the capacities and deficiencies of both systems to serve a set 
geographical area at planned densities.

The Alpine Cove area consists of 61 total lots with 50 existing homes.  They are currently connected to the Alpine 
City sewer system with no buildout capacity issues for the 61 equivalent residential units (ERUs).  They own and 
operate their own culinary water system that serves both indoor and landscape irrigation for a buildout total of 427 
equivalent residential connections (ERC’s). 

The Melby area north of Alpine Cove is currently undeveloped with a proposed 31 homes with 31 sewer ERUs and 
217 culinary water ERCs.  The Pine Grove area north and east of Alpine Cove is currently undeveloped with a 
proposed 24 homes with 24 sewer ERUs and 168 culinary water ERCs.

Previous sanitary sewer modeling in 2015 showed that both the Melby and Pine Grove areas could be connected to 
the Alpine City sewer system without any necessary off-site sewer improvements.  The current sewer system master 
plan was based on current zoning and development densities in the City.  Adding the Melby and Pine Grove areas to 
the master planned sewer system will not require any additional off-site improvements.  Any additional annexations 
or increased development densities above current zoning in Alpine City would likely trigger the need for extensive 
improvements.

Unlike the sanitary sewer system the impacts to the culinary water system are significant.  I will address impacts to 5 
separate areas in the following paragraphs.

Pressure Zones:
Taking a concept level look at the proposed annexation areas and their elevations it is recommended that Alpine 
Cove remain a separate pressure zone.  The Melby and Pine Grove areas should be constructed as one pressure 
zone with maximum (150 psi) and minimum (40 psi) pressures determining the extent of development in the areas.  
This should encompass the majority of the developable area.  The lower half of Alpine Cove could be included in the 
Alpine City Grove Zone but the upper half would be too low in elevation to fit in the Melby/Pine Grove Zone.  Hence 
the recommendation that Alpine Cove remain in its own zone.  The Melby area was modeled previously and it could 
be connected to the Box Elder zone but the Pine Grove area is too high to be served by the Box Elder zone.  
Because the Pine Grove area would require its own pressure zone and the Box Elder tank has limited capacity to 
serve the Melby area I recommend that the Melby and Pine Grove areas become a separate pressure zone.  See 
Figure 1 for proposed pressure zones.
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Culinary water storage:
Alpine Cove currently has 405,000 gallons of water storage in service for the 427 ERCs.  County records show one 
home in the area larger than 16,000 square feet.  I estimate the Alpine Cove area needs 650,000 gallons of storage 
to meet the number of ERCs and fire flow storage for the largest home.  If the largest home is equipped with fire 
sprinklers then the requirement would be reduced to around 350,000 gallons.  At worst case the Alpine Cove area 
needs an additional tank constructed at a cost of $500,000.  

The Melby and Pine Grove areas are undeveloped but would likely have similar storage needs as Alpine Cove 
because the number of ERCs is similar and the home sizes would likely be similar as well.  Storage needs could be 
reduced if homes over a certain size are equipped with fire sprinklers.  I am assuming that the cost of any new 
storage facility for this area would be borne by the developers.  The cost of operation, maintenance and replacement 
would be borne by Alpine City.

Water Rights:
Alpine Cove owns their own water rights and a quick preliminary review of those rights suggests they have adequate 
rights for their use.  This should be verified before Alpine City taking over ownership and responsibility of providing 
water to Alpine Cove.

Melby and Pine Grove would have similar water right needs as Alpine Cove.  These developments should be 
required to turn over to Alpine City adequate water rights to serve their needs just like any other development in the 
City.  Having water rights on paper and actually having the water source to provide the actual water may be another 
question entirely.  Water sources are discussed in the next section.

Water Sources:
The State of Utah Division of Drinking Water requires that Alpine City maintain a certain amount of water source to 
supply its residents.  The residents of Alpine City utilize a certain amount of water per ERC on average which is less 
than what the Division requires.  It is anticipated that the Division will lower its source requirements once it has 
established new standards after studying water use throughout the State.  This study has not been funded yet by the 
State legislature and it will take several years once it is funded.  Alpine City has enough water sources (wells and 
springs) to meet both the actual use and Division requirements for many years.  It does not have enough sources to 
meet the Division requirements at buildout.  Alpine City will have just enough culinary water to meet its actual usage 
at buildout if the Busch Well is connected back to the culinary system.  The sources currently available for the 
culinary system are Grove Spring, the 300 East Well and the Silverleaf Well.

Alpine Cove currently owns and operates three wells to meet its culinary demands.  I would recommend a full and 
complete review of these well sources to determine if they are viable long term sources in the event they are turned 
over to the Alpine City to own and operate.   The capacity of these sources needs to be verified as well to determine 
if the City will need to supplement the capacity.  As noted above Alpine City will not have the capacity to supplement 
Alpine Cove at buildout.

The Melby and Pine Grove areas are undeveloped and do not have a culinary water supply.  If these areas are 
annexed into the City an additional culinary water source would need to be developed to meet their needs.  It is 
estimated that it would cost between $1.5 and $2.0 million to develop a culinary well with the capacity to meet this 
need.  It is likely that this same well could meet the needs of Alpine Cove as well if that becomes necessary.

Water System Piping and Booster Stations:
Alpine Cove owns and operates its own piping system.  It is recommended that a full and complete analysis of the 
piping system be conducted to see if it meets current Division of Drinking Water standards before Alpine City 
assumes ownership or control in a potential annexation.  My preliminary analysis suggests that the current pipe sizes 
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are not adequate to supply fire flow to all the homes in Alpine Cove per the International Fire Code (IFC).  In 2001 the 
Cove constructed improvements to bring its fire flow and storage capacity up to 1,500 gpm for two hours.  My 
modeling confirms the existing system will meet that standard.  Alpine City’s fire flow standard in its water master 
plan is to provide a minimum of 1,750 gpm fire flow in the whole system.  Additional fire flow is provided for all homes 
larger than 4,800 sf on a case by case basis to meet IFC standards.  Larger homes have the option of installing fire 
sprinklers or using alternate building materials to reduce their fire flow requirements if the water system cannot 
supply the need.  

None of the Alpine Cove’s water system meets the Alpine City fire flow standard.  The following improvements are 
recommended to bring the Alpine Cove’s water system up to Alpine City’s standards.  These recommendations may 
change slightly if some of the larger homes have automatic fire sprinkler systems.  See Figure 2.

 Replace the 8 inch waterline with 12 inch from the tanks down to the existing 12 inch line in Aspen Drive 
(1,600 feet)

 Replace the 6 inch waterline with 8 inch on Alpine Cove Drive from Aspen Grove Drive to Silver Sage (1,500 
feet)

 Replace the 6 inch waterlines with 8 inch in most cul-de-sacs (1,800 feet)

It is estimated that $900,000 in waterline improvements are necessary to supply adequate fire flow protection.  It is 
possible that a Pressure Reducing Valve (PRV) station with associated piping connections could be built for around 
$100,000 to mitigate some of the waterline improvements.  This PRV station could also mitigate for some of the 
inadequate storage capacity noted above.  This PRV station would operate only during fire flow situations or other 
emergencies.  This setup would require significant annual testing and maintenance to ensure adequate fire flow 
protection.  Having adequate storage and waterlines for necessary fire flows requires a lot less annual maintenance.

The Melby and Pine Grove areas do not have any waterline infrastructure in place.  It is assumed that all waterlines 
at the length and sizes necessary to serve these areas would be constructed by the developers of each.  Off-site 
improvements are discussed in the following paragraph.

Generally speaking Alpine City’s high capacity culinary water sources are located in south and central areas of the 
City and not in the northeast annexation area.  The most likely location to develop a new culinary water source is in 
the south central area of the City.  This means that significant piping and booster pumps would need to be 
constructed to deliver water from the potential sources to the northeast annexation areas.  Since the location of a 
new source is unknown it is difficult to estimate the cost.  At a minimum a booster pump station would be required to 
get water from the Alpine City Grove Zone to the Melby/Pine Grove Zone.  See Figure 1 for zone locations.  This 
would likely cost in the $500,000 range.  This same station could be used to house any required boosters to the 
Alpine Cove zone and or PRV to the Alpine Cove zone.  An additional $500,000 booster pump would likely be 
required from the Lambert Zone to the Grove Zone.  Depending on the location of the new water source an additional 
$500,000 booster pump may be required from the Alpine Zone to the Lambert zone.  I have not estimated at this 
point what off-site waterlines may be required because of the unknown location of a new water source but the costs 
could well be several million.

With the exception of the Box Elder, Willow Canyon, and Three Falls developments there is no pumping required to 
meet the City’s current culinary water needs.  That is because the City’s Grove Springs meet the City’s needs without 
pumping.   With the addition of Alpine Cove, Melby, and Pine Grove areas there will be much more pumping required 
to meet the culinary water needs of the City.  Not only will these areas need pumping to obtain their water 
requirement, all downstream users will now need water pumped to serve them.  There will be higher than typical 
operation and maintenance costs for all the new areas as well as higher costs for existing users.  It is recommended 
that the City explore variable water charges to assign higher operation and maintenance charges to those areas of 
the City that cause higher costs to the system.
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INTRODUCTION 
 
In accordance with Section 10-2-401.5, Utah State Code (Exhibit G), “no municipality may annex 
unincorporated area located within a specified county unless the municipality has adopted an annexation 
policy plan.” An Annexation Policy Plan is created by a city to guide decision making regarding future 
annexations and helps a city plan for future expansion in conjunction with neighboring political entities. 
Open communication between a city and other political entities, particularly the County, is a priority in the 
process of developing an Annexation Policy Plan. The following document addresses the requirements 
outlined in Section 10-2-401.5. 

EXPANSION AREA MAP 
 
Alpine City shall adopt and maintain an expansion area or a proposed annexation map (Exhibit A) that 
represents the growth boundary which includes territories outside, but adjacent to the community, that 
may be annexed into the City. This map is consistent with the Alpine City Land Use Map (Exhibit B). The 
annexation area plan shall incorporate the long-range planning objectives contained in the land use plan 
of the community and shall represent a graphic representation of the areas for which the City intends to 
provide services. The Alpine City Annexation Policy Plan anticipates the annexation of the following 
areas:  
 

Chart 1 – Annexation Areas 
 

   Alpine Cove  76.21 acres  62 lots 

   South of Box Elder  41.00 acres  59 lots 

   East Area  20.29 acres  ≈ 12 lots 

   Schoolhouse Springs Area 280.56 acres    0 lots 

   North Area  70.72 acres - 

   Pine Grove 157.86 acres - 

    
   TOTAL 

 
646.64 acres 

 
133 Lots 

Chart 1:  See Exhibit C for a review of each area. This plan does not grant nor guarantee any number of lots. 

 
Even though the proposed properties may lie within the expansion area, there is no guarantee that the 
annexation request will be approved by the City. The petition for annexation may require additional 
requirements than those contained in the current Annexation Policy Plan, which include: 
 

1.  Areas to be annexed must be contiguous to the corporate limits of Alpine City at the time 
of submission of the annexation request. 

 
2. Alpine City shall avoid gaps between or overlaps with the expansion areas of other 

municipalities. 
 
3. Proposed annexations will not be approved if they create an island or peninsula of the 

unincorporated area. 
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STATEMENT OF CRITERIA 
 
The following is a statement of the criteria Alpine City will use in determining whether or not to approve 
future annexation petitions. 
 

A. CHARACTER OF THE COMMUNITY 

 
Alpine City was settled in 1850 in the northeast corner of Utah County. In 1855, the settlement was 
officially incorporated as the City of Alpine. The City highly values its history and reputation as a great 
place to live and raise a family. An overwhelming majority of its residents chose to live in Alpine because 
of the family oriented, small town feel of the City and the stunning beauty of the surrounding mountains. 
Alpine is an excellent location for individuals and families interested in an outdoor lifestyle surrounded by 
a scenic environment. A primary focus of the City is to preserve and maintain these characteristics and a 
high quality of life.  
 
The City should also consider annexing lands identified in its Annexation Policy Plan. Annexation of areas 
along the foothills can assist in preserving and protecting sensitive and critical lands, preserving the 
natural beauty of the foothills, and encouraging consistent development policy along the foothills.  When 
the annexed property is developed, it should be done in accordance with the Annexation Policy Plan and 
the Alpine City General Plan.   
 

POLICY STATEMENT:  Development in Annexed Areas to Conform to Master Plan 
 
All annexations accepted by Alpine City shall be found in conformance with the Alpine City Land 
Use Plan. Alpine City may exercise its initiative to prepare and adopt a Master Plan for future 
development in those extraterritorial areas of interest for future annexation as indicated in this 
Policy Plan. This Master Plan will define proposed land uses as well as the nature and potential 
density of development desired in each particular area. Once adopted, any proposed 
development in an area to be annexed must conform to the Master Plan, notwithstanding the said 
Master Plan may be amended from time to time as deemed necessary and appropriate.  See 
Exhibit C for details of the Master Plan. 
 
POLICY STATEMENT:  Planning Commission to Review Annexation 
 
In order to facilitate orderly growth and development in Alpine City, the Planning Commission 
shall review all proposed annexations and make recommendations to the City Council (as set 
forth in State statute) concerning the parcel(s) to be annexed, effects on the City’s Land Use 
Plan, and the recommended zoning designation for the proposed annexed area. 
 
POLICY STATEMENT:  Annexation to be Considered Only in Areas of Potential Urban Service 
 
Alpine City’s policy is to consider annexation only in those areas where the City has the potential 
to provide urban services (either directly or through inter-local cooperative agreement). These 
areas may include locations served or to be served by the City’s water system, pressurized 
irrigation system, sewer system, and emergency services. 
 
POLICY STATEMENT: Islands and Peninsulas of Unincorporated Areas to be Annexed 
 
Alpine City encourages islands and peninsulas of unincorporated territory located within the 
incorporated area of the City to become annexed. 
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B. THE NEED FOR MUNICIPAL SERVICES IN DEVELOPED AND UNDEVELOPED 
UNINCORPORATED AREAS 

 
All areas included in the Annexation Policy Plan will need the municipal services shown below in Chart 2 
based on the information outlined in the Master Plan in Exhibit C.  Utah County policy is that municipal 
services should be provided by cities and not by the county.   
 

Chart 2 – Need for Municipal Services 
 

Annexation 
Area 

Streets Water Sewer 
Storm 

Drainage 
Parks & 
Trails 

Pressurized 
Irrigation 

Alpine Cove 

Streets Need to 
be Improved to 

Alpine City 
Standards 

Already 
Completed 

Already 
Completed 

Already 
Completed 

Trails would 
Not be Included 

Will Not be 
Provided 

South of 
Box Elder  

Streets Already 
Improved to 
Alpine City 
Standards 

Already 
Completed 

Already 
Completed 

Already 
Completed 

Trails would be 
Included 

Will Not be 
Provided 

East Area 

Extend Country 
Manor Lane 

and High 
Mountain Dr. 

Extend from 
Lambert Park 

Extend from 
High Mountain 

Dr. 

Detention basin 
required and 

storm drain tied 
into City system 

Trails would be 
Included 

Pressurized 
Irrigation Line 
Runs across 

Bennett Farms 

Schoolhouse 
Springs Area 

Need for 
Improved 

Streets Not 
Expected 

Need for Water 
Service Not 
Expected 

Need for Sewer 
Service Not 
Expected 

Need for Storm 
Drainage Not 

Expected 

Trails would be 
Included 

Will Not be 
Provided 

North Area 
Extend Aspen 
Dr. and Oak 

Ridge Dr. 
     

Pine Grove 

Improve Grove 
Drive and Build 

New Local 
Streets 

     

 

C.   THE MUNICIPALITY’S PLANS FOR EXTENSION OF MUNICIPAL SERVICES  

 
Alpine City has developed Capital Facilities Master Plans for water, sewer, streets, parks, and storm 
drainage. These plans include the areas outlined in the Annexation Policy Plan. The systems have been 
master planned to provide sufficient capacity to include the proposed annexation areas.  
  

D. HOW THE SERVICES WILL BE FINANCED 

 
The services will be financed by the developer installing the improvements and by impact fees. 
 

E. AN ESTIMATE OF THE TAX CONSEQUENCES TO RESIDENTS BOTH CURRENTLY WITHIN 
THE MUNICIPAL BOUNDARIES AND IN THE EXPANSION AREA FOR THE NEXT FIVE 
YEARS 
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It is not anticipated that tax rates would change when an annexation takes place. The burden on existing 
residents would be off-set by the increase in property tax revenue paid on new buildings and by increased 
sales tax received because of the increase in population.  
 
 
 
 
 
 

Chart 3 – Present & Five-Year (Fiscal Year) Projections of the Cost of Municipal Services in the 
Proposed Annexation Area 

 

MUNICIPAL SERVICES FY2016 FY2017 FY2018 FY2019 FY2020 FY2021 

General Government 
Water 
Sewer 
Garbage 
Pressurized Irrigation 
Storm Drain 

$  249,624 
$    34,961 
$    50,464 
$    21,392 
$    43,449 
$      9,461 

$  257,777 
$    35,203 
$    51,040   
$    21,546 
$    43,986 
$      9,581 

$  265,930 
$    35,445 
$    51,616 
$    21,700 
$    44,523 
$      9,701 

$  274,083 
$    35,687 
$    52,192 
$    21,854 
$    45,060 
$      9,821 

$  282,236 
$    35,929 
$    52,768 
$    22,008 
$    45,597 
$      9,941 

$  290,388 
$    36,171 
$    53,345 
$    22,162 
$    46,134 
$    10,061 

TOTAL $  409,351 $  419,133 $  428,915 $  438,697 $  448,479 $  458,261 

Chart 3:  Projected cost of services is based on the FY2016 Alpine City Budget.  According to the 2015 Census, the 

population of Alpine is approximately 10,235.  The number of households is approximately 2,699 with an average of 
3.8 persons per household.  Projected costs are calculated by multiplying the projected number of households in the 
annexation area (133) by the cost per household. 

 

Chart 4 – Present & Five-Year (Fiscal Year) Revenue to the Annexing Municipality 
 

REVENUE SOURCE FY2016 FY2017 FY2018 FY2019 FY2020 FY2021 

Property Taxes 
Sales Taxes 
Other Taxes & Fees 
Water 
Sewer 
Garbage 
Pressurized Irrigation 
Storm Drain 

$    91,006   
$    54,151 
$  229,100  
$    35,264 
$    54,148 
$    25,991 
$    51,604 
$    14,999     

$    92,371 
$    54,644 
$  235,703 
$    35,946 
$    54,966 
$    26,140 
$    51,954 
$    15,427 

$    93,736 
$    55,137 
$  242,306 
$    36,628 
$    55,784 
$    26,289 
$    52,304 
$    15,855 

$    95,101 
$    55,630 
$  248,909 
$    37,310 
$    56,602 
$    26,438  
$    52,654 
$    16,283 

$    96,466 
$    56,123 
$  255,512 
$    37,992 
$    57,420 
$    26,587 
$    53,004 
$    16,711 

$    97,831 
$    56,620 
$  262,133 
$    38,674 
$    58,242 
$    26,734 
$    53,353 
$    17,137 

TOTAL $  556,263 $  567,151 $  577,739 $  588,927 $  599,815 $  610,704 

Chart 4:  The tax rates used in the calculations and projected revenues for the property taxes (which are based on 

the assessed valuations of the properties in the proposed annexation areas) are shown in Exhibit D.  Projected 
revenues are based on the FY2016 Alpine City Budget.  According to the 2015 Census, the population of Alpine is 
approximately 10,235.  The number of households is approximately 2,699 with an average of 3.8 persons per 
household.  Projected revenues are calculated by multiplying the projected number of households in the annexation 
area (133) by the revenues generated per household. 

    

F.   THE INTERESTS OF ALL AFFECTED ENTITIES 

 
Highland City. Alpine and Highland share a common boundary.  In April 2000, both cities signed an 
agreement that all land west of the current Alpine boundary would be annexed and serviced by Highland. 
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In 2004, and again in 2009, Highland City and Alpine City agreed to adjust the boundary line to 
accommodate parcels that were split by the southwestern boundary line.  

 
Utah County. Utah County’s policy is that municipal type development should take place in cities. Alpine 
City would be able to serve all of the land shown in the Alpine City Annexation Policy Area. 
 
US Forest Service. Several of the annexations proposed in the Alpine Annexation Policy Area are 
adjacent to Forest Service lands. It is anticipated that the development of these proposed annexation 
lands would be compatible with the Forest Service land in preserving open space and not having a 
negative impact on the Forest Service land. 
 
Draper City. Draper City abuts Alpine City in the northwest corner. It is anticipated that the Timpanogos 
Special Service District will provide sewer service to the undeveloped property in Draper that lies within 
Utah County. Alpine City has no intention to include any lands currently within Draper City boundaries in 
its Annexation Policy Plan.  
 
Alpine School District.  Alpine City is located within the boundaries of the Alpine School District and it is 
anticipated that Alpine School District will provide school service to the area. 
 
Timpanogos Special Service District (TSSD). The Timpanogos Special Service District provides sewage 
treatment for Alpine, Lehi, Pleasant Grove, Highland, Cedar Hills, and American Fork. District facilities 
have been sized to accommodate the growth of member cities. 
 
North Utah County Water Conservancy District (NUCWD). The North Utah County Water Conservancy 
District controls run-off into Dry Creek and requires detention facilities so that run-off does not exceed 
historic flows. 
 
Alpine Cove Special Service District. The Alpine Cove Special Service District provides water to the 
Alpine Cove area.  

JUSTIFICATION FOR EXCLUDING AREAS  

 
Utah State law requires the City to justify the exclusion from the expansion area any area containing 
urban development within ½ mile of the municipality’s boundary. No such areas are excluded from the 
expansion area.  

COMMENTS BY AFFECTED ENTITIES 

 
Utah State law requires the City to include a statement addressing any comments made by affected 
entities at or within ten days after the public meeting under Subsection (2)(a)(ii) of Section 10-2-401.5. 
When the Annexation Policy Plan and Map were amended in 2009, Draper City submitted a letter asking 
Alpine City to consider several properties adjacent to Alpine City’s western boundary that are currently 
incorporated into Draper City. Draper City’s contention was that it would be easier for Alpine City to 
provide municipal services to these properties. Upon review of this request, Alpine City does not intend to 
include these properties in its Annexation Policy Plan. No other entities commented.  

PLANNING COMMISSION AND CITY COUNCIL DUTIES 

 
While developing, considering, and adopting the Annexation Policy Plan, the Planning Commission and 
City Council shall do the following: 
 
A. Attempt to avoid gaps between, or overlaps with, the expansion areas of other 

municipalities. 
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Alpine City has reached an agreement with Highland City on the annexation area so there will be no gaps 
created. All of the unincorporated land west and south of the current and proposed Alpine City limits is 
planned to be annexed by Highland City.  

 
B. Consider population growth projections for the municipality and adjoining areas for the 

next 20 years. 
 
Alpine’s growth projections, including the areas included in the Annexation Policy Plan, are as follows: 
 

Chart 5 – Projected Population Growth in Alpine for the Next Twenty Years 

YEAR     POPULATION    ANNEXATION AREAS YEAR     POPULATION    ANNEXATION AREAS 

 2017             10,509                             4 
 2018             10,960                           251 
 2019             11,221                            61 
 2020             11,459                            38   
 2021             11,682                            23 
 2022             11,882                             4 
 2023             12,098                             4 
 2024             12,298                             4 
 2025             12,514                             4 
 2026             12,714                             4 

 2027             12,818                             4 
 2028             13,018                             4 
 2029             13,222                             4 
 2030             13,322                             4 
 2031             13,426                             4 
 2032             13,476                             4 
 2033             13,530                             4 
 2034             13,580                             4 
 2035             13,634                             4 
 2036             13,684                             4 

Chart 5:  “Population” refers to total Alpine City Population.   “Annexation Areas” refers to Alpine City population 

growth from annexation areas.  This chart assumes +200 residents per year growth rate for 2017-2026 plus growth 
from annexation areas, +100 residents per year growth rate for 2027-2031 plus growth from annexation areas and 
+50 residents per year growth rate for 2032-2036 plus growth from annexation areas. 

 

Chart 6 – Projected Number of Homes in Annexation Areas for the Next Five Years 
 

ANNEXATION AREA 2016 2017 2018 2019 2020 2021 TOTAL 

Alpine Cove 
South of Box Elder 
East Area 
Schoolhouse Springs Area 

0 
0 
0 
0 

1 
5 
0 
0 

0 
15 
0 
0 

1 
15 
0 
0 

0 
10 
0 
0 

1 
5 
0 
0 

3 
50 
0 
0 

TOTAL 0 6 15 16 10 6 53 

 
 

Chart 7 – Projected Population Growth in Annexation Areas for the Next Five Years 
 

ANNEXATION AREA 2016 2017 2018 2019 2020 2021 TOTAL 

Alpine Cove 
South of Box Elder 
East Area 
Schoolhouse Springs Area 

0.0 
0.0 
0.0 
0.0 

3.8 
19.0 
0.0 
0.0 

0.0 
57.0 
0.0 
0.0 

3.8 
57.0 
0.0 
0.0 

0.0 
38.0 
0.0 
0.0 

3.8 
19.0 
0.0 
0.0 

11.4 
190.0 

0.0 
0.0 

TOTAL  22.8 57.0 60.8 38.0 22.8 201.4 

Chart 7:  Assuming growth rate of 3.8 persons per household. 
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C. Consider current and projected costs of infrastructure, urban services, and public 
facilities necessary to facilitate full development of the area within the municipality; and to 
expand the infrastructure, services, and facilities into the area being considered for 
inclusion in the expansion area. 

 
Alpine City has included costs of serving the Annexation Policy Plan areas in its capital facilities plans.  
The costs of over-sizing lines and facilities have been included in the City’s impact fee analyses. The 
costs to install lines and facilities in the Annexation Policy Plan area itself will be borne by the developer.  
 
Public Facilities Provided by Other Entities 
 
Sewage Treatment - All of the Annexation Policy Plan area will be included in the Timpanogos Special 
Service District boundaries. 
 
School - All the Annexation Policy Plan area is included in the Alpine School District boundaries. 
 
Other Taxing Districts - The Annexation Policy Plan area will not affect any other taxing districts. 
 
D. Consider in conjunction with the municipality’s General Plan, the need over the next 20 

years for additional land suitable for residential, commercial, and industrial development. 
 

Alpine City is surrounded by natural growth boundaries and neighboring municipalities.  Draper City’s 
boundary and Highland City’s boundary directly abut on Alpine City’s boundary.  There are only a few 
areas left of unincorporated land that the City would consider annexing.  It is assumed that if these areas 
are annexed by Alpine City, they would be residential in nature to blend in with existing neighborhoods. 
 
E. Consider the reasons for including agricultural lands, forests, recreational areas, and 

wildlife management areas in the municipality. 
        
Alpine City intends to promote development which will preserve open space, protect hillsides, and 
important recreational areas. The proposed expansion area is full of great resources and should be 
included in the overall land use plan. 
 
F. Be guided by the following principles regarding each proposed annexation. If practical and 

feasible, the boundaries of an area proposed for annexation shall be drawn: 
 

• Along the boundaries of existing local districts and special service districts for sewer, water, 
and other services; along the boundaries of school districts whose boundaries follow city 
boundaries, or school districts adjacent to school districts whose boundaries follow city 
boundaries, and along the boundaries of other taxing entities. 
 

• To eliminate islands and peninsulas of territory that is not receiving municipal-type services. 
 

The Annexation Policy Plan will eliminate any existing islands or peninsulas, and will strive to 
prevent the creation of new peninsulas and islands. 

 

• To facilitate the consolidation of overlapping functions of local government. 
 

The Annexation Policy Plan will assure that one jurisdiction is providing services to an area. 
 

• To promote the efficient delivery of services. 
 

The Annexation Policy Plan will promote efficient delivery of service by clearly defining who 
will provide service to a particular area. The Annexation Policy Plan will consider areas that 
can be feasibly served.  
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• Encourage the equitable distribution of community resources and obligations. 
 

Alpine City’s Capital Facilities Master Plans outline the provision of municipal services in the 
Annexation Policy Plan Areas and assure that the services will be equitably distributed. 

 
G. Annexation Fees 
 

Annexation fees shall be paid according to the Alpine City Consolidated Fee Schedule as adopted by the 
Alpine City Council. Off-site improvements may also need to be accomplished by the applicant as part of 
the Annexation Fee. 



 

      

Exhibit C 
 

MASTER PLAN 
   
This review of the unincorporated areas surrounding the City analyzes in terms of environmental and land 
use issues as it relates to possible annexations. The environmental and land use issues that were 
analyzed are included in the Land Use Element of the General Plan. 
 
Development in sensitive lands will be limited in order to protect and preserve environmentally and 
geologically sensitive lands in Alpine. New development shall be prohibited above the elevation of 5350 
Mean Sea Level unless it is demonstrated that the development would not adversely impact or be 
impacted by the following: 
 

a. Fault and earthquake hazards 
b. Subsurface rock and soil types 
c. Slope of the land 
d. Groundwater recharge areas and local groundwater conditions 
e. Flood hazards and erosion types 
f. Viewscapes 
g. Flood Plains 
h. Elevation 
i. Cost of City Services 
j. Wildlife habitat 
k. Water quality  

     
This review is divided into study areas as follows: 
 
NOTE: The estimated number of lots shown in the study is an example of how many lots could possibly 

be developed under the proposed land use.  It does not imply a commitment to a certain number 
of lots. The actual number of lots allowed will be determined by the ordinances in effect at the 
time of annexation and development. It will also depend on the terms of the annexation 
agreement. This plan does not grant nor guarantee any number of lots. 

 
 

STUDY AREA    COMMENTS 
 
SOUTH OF BOX ELDER– 41.0 ACRES 
Located in the northeast area of the City 
 
a. Fault & Earthquake Hazards  High - 1 fault through the area 
b.  Surface Rock & soil types  Medium 
c.  Slope of land    Moderate 0.58 acres above 25% 
d.  Groundwater recharge areas &   High- recharge 
 local groundwater conditions  Low - groundwater conditions 
e. Flood hazards & erosion hazards Medium - flood hazards 
      Medium - erosion hazards 
f. Viewscapes    High 
g. Flood plains    Low 
h. Elevation    30.47 acres above 5350 
i. Water quality    High 
j. Cost of City Services   Medium 



 

      

k. Wildlife Habitat    High 
l. Sensitive Lands    High 41.0 acres in sensitive lands 
m. Urban/ wildlands Interface  High 
      
Land Use: 
 a. Current County zoning  TR-5 
 b. Land Use Plan Designation  CR-40,000 
 c. Number of lots    59 (Already Approved) 
   
EAST AREA – 20.29 ACRES 
Located on the east side of the City 
 
a. Fault & Earthquake Hazards  Moderate - 2 faults on east side of property 
b. Subsurface rock and soil types  Moderate 
c. Slope of land    Moderate 6.8 acres above 25% 
d. Groundwater recharge area & local High - recharge 
 groundwater conditions   Low - groundwater conditions 
e. Flood hazards and erosion hazards Low - flood hazards 
      High - erosion hazards 
f. Viewscapes    High 
g. Flood plains    Low 
h. Elevation    1.70 acres above 5350 
i. Cost of city services   High 
j. Wildlife habitat    High 
k. Water quality    High 
l. Sensitive lands    High 
m. Urban Wildland Interface  High 
 
Land Use: 
 a.  Current county zoning  TR-5 & CE-1 
 b.  Land Use Plan designation  CR-40,000 
 c.  Potential number of lots  12 
 
 
 
ALPINE COVE – 76.21 ACRES 
Located in the northeast area of the City 
 
a.          Fault & Earthquake Hazards  Low 
b. Subsurface rock and soil types  Medium 
c. Slope of land    Moderate 
d. Groundwater recharge area & local High - recharge 
 groundwater conditions   Low - groundwater 
e. Flood hazards and erosion hazards Low - flood hazards 
      Medium - erosion hazards 
f. Viewscapes    High 
g. Flood plains    Low 
h. Elevation    Approximately 30% above 5350  
i. Cost of city services   High 
j. Wildlife habitat    High 
k. Water quality    High 
l. Sensitive lands    High 
m. Urban Wildland Interface  High 
 



 

      

Land Use: 
 a.  Current county zoning  TR-5 
 b.  Land Use Plan designation  CR-40,000 
 c.  Number of lots   62 (Already Approved) 
 
SCHOOLHOUSE SPRINGS AREA– 280.56 ACRES 
Located in the north area of the City 
 
a.          Fault & Earthquake Hazards  High 
b. Subsurface rock and soil types  High 
c. Slope of land    High 
d. Groundwater recharge area & local High - recharge 
 groundwater conditions   Low – groundwater conditions 
e. Flood hazards and erosion hazards Low - flood hazards 
      High - erosion hazards 
f. Viewscapes    High 
g. Flood plains    Low 
h. Elevation    High 
i. Cost of city services   Low 
j. Wildlife habitat    High 
k. Water quality    High 
l. Sensitive lands    High 
m. Urban Wildland Interface  High 
 
Land Use: 
 a.  Current county zoning  CE-1 
 b.  Land Use Plan designation  CE-5 or CE-50 
 c.  Number of lots   0 
 
NORTH AREA– 70.72 ACRES 
Located in the north area of the City 
 
e.          Fault & Earthquake Hazards  - 
f. Subsurface rock and soil types  - 
g. Slope of land    - 
h. Groundwater recharge area & local - 
 groundwater conditions   - 
f. Flood hazards and erosion hazards Low - flood hazards 
      High - erosion hazards 
n. Viewscapes    High 
o. Flood plains    Low 
p. Elevation    High 
q. Cost of city services   - 
r. Wildlife habitat    High 
s. Water quality    High 
t. Sensitive lands    High 
u. Urban Wildland Interface  High 
 
Land Use: 
 a.  Current county zoning  TR-5 and CE-1 
 b.  Land Use Plan designation  CR-40,000 or CE-5 
 c.  Number of lots   - 
 
 



 

      

PINE GROVE AREA– 157.86 ACRES 
Located in the north east area of the City 
 
i.          Fault & Earthquake Hazards  - 
j. Subsurface rock and soil types  - 
k. Slope of land    - 
l. Groundwater recharge area & local - 
 groundwater conditions   - 
g. Flood hazards and erosion hazards Low - flood hazards 
      High - erosion hazards 
v. Viewscapes    High 
w. Flood plains    Low 
x. Elevation    High 
y. Cost of city services   - 
z. Wildlife habitat    High 
aa. Water quality    High 
bb. Sensitive lands    High 
cc. Urban Wildland Interface  High 
 
Land Use: 
 a.  Current county zoning  TR-5, CE-1 and CE-2 
 b.  Land Use Plan designation  CR-40,000 or CE-5 
 c.  Number of lots   - 
 
 
 
Total acres in Annexation Study  646.64 acres 
 
*Estimated # of lots is based on the slope analysis base density plus full density bonus. Hazards 
and sensitive lands were not taken into account which could result in fewer lots.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



 

      

Exhibit D 
 

2016 TAX RATE ANALYSIS 
 

ENTITY AREA TO BE ANNEXED ALPINE CITY 

Utah County 
Central Utah Water Cons. Dist. 
Alpine School District 
State Assessed 
County Assessed 
Alpine City 
North Utah County Water Dist. 
Service Area 6 – Law, Zoning 
Service Area 7 – Fire Service 
Service Area 8 – Planning  

0.0008340 
0.0004000 
0.0077180 
0.0000110 
0.0002040 

 
0.0000230 
0.0013790 
0.0008310 
0.0003090 

0.0008340 
0.0004000 
0.0077180 
0.0000110 
0.0002040 
0.0013880 
0.0000230 

TOTAL RATE 0.0117090 0.0105780 

TOTAL ASSESSED VALUE 
- Alpine Cove 
- South of Box Elder 
- East Area 
- Schoolhouse Springs Area 

 
UTAH COUNTY TAX 
ALPINE CITY TAX                      

   $   65,566,100.00 
   $   49,120,000.00 
   $   15,837,600.00 
   $        608,500.00 
   $                   0.00 

 
   $        767,713.46 
   $        693,558.20 

 
Exhibit E: Rates were obtained from the 2016 Tax Rate Analysis from the Utah County Treasurer’s 
Department. The total rate is the sum of all rates listed. The Total Assessed Value was calculated by 
adding together the 2016 assessed values of all proposed annexation areas (Alpine Cove, South of Box 
Elder, East Area and Schoolhouse Springs Area). The County Tax is calculated by multiplying the Total 
Assessed Value by the Total Rate for the Area to be Annexed. The Alpine Tax is calculated by multiplying 
the Total Assessed Value by the Total Rate for Alpine City.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

      

Exhibit E 
 
 
 
 

20 Year Projected Annexation Lot Growth 

ANNEXATION AREA 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 TOTAL 

Alpine Cove 
South of Box Elder 
East Area 
Schoolhouse Springs Area 

1 
5 
0 
0 

0 
15 
0 
0 

1 
15 
0 
0 

0 
10 
0 
0 

1 
5 
0 
0 

0 
1 
0 
0 

1 
0 
0 
0 

0 
1 
0 
0 

1 
0 
0 
0 

0 
1 
0 
0 

1 
0 
0 
0 

0 
1 
0 
0 

1 
0 
0 
0 

0 
1 
0 
0 

1 
0 
0 
0 

0 
1 
0 
0 

1 
0 
0 
0 

0 
1 
0 
0 

1 
0 
0 
0 

0 
1 
0 
0 

10 
58 
0 
0 

TOTAL 6 15 16 10 6 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 68 

 
 
 
 
 
 

20 Year Projected Annexation Population Growth 

ANNEXATION AREA 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 TOTAL 

Alpine Cove 
South of Box Elder 
East Area 
Schoolhouse Springs Area 

3.8 
19.0 
0.0 
0.0 

0.0 
57.0 
0.0 
0.0 

3.8 
57.0 
0.0 
0.0 

0.0 
38.0 
0.0 
0.0 

3.8 
19.0 
0.0 
0.0 

0.0 
3.8 
0.0 
0.0 

3.8 
0.0 
0.0 
0.0 

0.0 
3.8 
0.0 
0.0 

3.8 
0.0 
0.0 
0.0 

0.0 
3.8 
0.0 
0.0 

3.8 
0.0 
0.0 
0.0 

0.0 
3.8 
0.0 
0.0 

3.8 
0.0 
0.0 
0.0 

0.0 
3.8 
0.0 
0.0 

3.8 
0.0 
0.0 
0.0 

0.0 
3.8 
0.0 
0.0 

3.8 
0.0 
0.0 
0.0 

0.0 
3.8 
0.0 
0.0 

3.8 
0.0 
0.0 
0.0 

0.0 
3.8 
0.0 
0.0 

38.0 
220.4 
0.0 
0.0 

TOTAL 22.8 57.0 60.8 38.0 22.8 3.8 3.8 3.8 3.8 3.8 3.8 3.8 3.8 3.8 3.8 3.8 3.8 3.8 3.8 3.8 258.4 

 
 
 
 
 
 

 



 

      

Exhibit F 
 

INTERLOCAL COOPERATION AGREEMENT ESTABLISHING AN ANNEXATION 
BOUNDARY LINE BETWEEN HIGHLAND AND ALPINE   

 
This agreement is made by and between Alpine City and Highland City, municipalities organized and 
existing under the laws of the State of Utah. 
 
WHEREAS, the boundaries of the two cities surround an island of unincorporated land in Utah County 
and 
 
WHEREAS, the actual contour of the land makes providing of municipal services in some areas near this 
line more economical for Highland City and in other areas near the line more economical for Alpine City; 
and 
 
WHEREAS, in order to avoid disputes between the parties over areas of annexation, it is desirable to 
agree upon and designate a line in which will represent Alpine’s Western limits of annexation and 
Highland’s northern limits of annexations; and  
 
WHEREAS, the parties have been able to agree upon such a designated line: 
 
NOW THEREFORE, the parties hereby agree, pursuant to the Interlocal Cooperation Act, Utah Code 
Annotated, Section 11-13-1 at seq. (1953 as amended) as follows:  
 

A. The duration of this agreement is as set forth in paragraph 5 below. 
B. No separate legal or administrative entity is required or created by this agreement 
C. The purpose of this agreement is as set forth in the preamble to this agreement 
D. This agreement does not give rise to a joint or cooperative undertaking 
E. The method of termination of this agreement is set forth in paragraph 5.  Further, there will be 

no jointly owned property arising from this agreement 
F. No administrator or joint board is required to be appointed or established pursuant to this 

agreement 
G. There will be no real personal property acquired, held or disposed of pursuant to this 

agreement. 
 

1. The boundary line described as Exhibit “A” attached hereto shall 
constitute the westernmost boundary of the area covered by the Alpine 
City General Plan for Land Use and Annexation and the northernmost 
boundary of the area covered by Highland City General Plan for Land 
Use and Annexation.  Exhibit “B” attached hereto plots said boundary 
line on a map of the area. 

  
2. From and after the date of this agreement and during the term thereof, 

Alpine City shall not annex, or encourage, entertain, or accept a petition 
for annexation of any land located west of the line described above 
without the prior written consent of Highland City.  From and after the 
date of this agreement and during the term thereof, Highland City shall 
not annex, or encourage, entertain, or accept a petition for annexation of 
any land located east of the line described above without the prior written 
consent of Alpine City. 

 
 



 

      

3. The written consent described in paragraph 2 above shall not be 
unreasonably withheld if the petitioning property owner requests 
annexation across said boundary line and it appears to the city council of 
the city whose consent is required that the city to whom the property 
owner wishes to be annexed can reasonable provide services to said 
property without adversely affecting existing, planned, or potential 
services of the consenting city during the term of this agreement. 

 
A. The intended purpose of this paragraph is to accommodate annexation requests by single 

household and small-parcel property owners whose properties are situated adjacent to said 
boundary line. 

  
B. It is not intended to apply to large parcels of primarily undeveloped property or to properties 

not situated adjacent to the boundary line established herein (or as subsequently modified). 
Owners and/or developers of such other properties may request consent from a city to allow 
annexation of their properties to the city situated on the opposite side of the boundary line, 
but the city from whom consent is sought need not justify any refusal to render the desired 
consent. 

 
b. This agreement shall be binding upon the parties for a period of fifteen years from the 

date hereof.  Thereafter, it shall automatically be extended for successive periods of six 
years each unless either party shall give written notice of termination to the other party at 
least 60 days prior to the expiration of the original term or any extension thereof. 

  
c. This agreement supersedes any oral or written discussions, negotiations, or agreements 

concerning the annexation boundary line of each city.  This document may be amended 
only by written agreement of the parties hereto. 

 
d. This agreement shall not take effect until it has been approved by the city councils of 

Alpine and Highland City and has been approved as to form and compatibility with the 
laws of the State of Utah by each municipality’s city attorney.  Thereafter, an original of 
this agreement shall be filled with each municipality’s city recorder. 

 
e. A violation of this agreement constitutes valid and sufficient grounds for a protest before 

the Utah County Boundary Commission in addition to any judicial action deemed 
necessary to enforce this agreement and to protect the municipality offended or injured 
by such violation 

 
f. In the even of a breach of this agreement, the breaching party shall be obligated and 

responsible to pay the reasonable attorney’s fees and costs of the non-breaching party, 
whether or not litigation is commenced, including but not limited to any court costs and 
other costs of litigation, and any costs associated with a protest which may be 
occasioned as a result of breach. 

 
IN WITNESS WHEREOF, the parties have executed this agreement by authority of motions of their 
respected city councils this 25th day of April 2000. 
 
 
 
 
 
 
 



 

      

Exhibit G 
 

UTAH STATE CODE 
 
10-2-401.5.   Annexation policy plan. 
      (1)  After December 31, 2002, no municipality may annex an unincorporated area located within a  
  specified county unless the municipality has adopted an annexation policy plan as provided in this  
  section. 
      (2)  To adopt an annexation policy plan: 
       (a)  the planning commission shall: 
        (i)  prepare a proposed annexation policy plan that complies with Subsection (3); 
         (ii)  hold a public meeting to allow affected entities to examine the proposed annexation  
    policy plan and to provide input on it; 
        (iii)  provide notice of the public meeting under Subsection (2)(a)(ii) to each affected entity at  
    least 14 days before the meeting; 
        (iv)  accept and consider any additional written comments from affected entities until ten  
     days after the public meeting under Subsection (2)(a)(ii); 
      (v)  before holding the public hearing required under Subsection (2)(a)(vi), make any   
      modifications to the proposed annexation policy plan the planning commission considers    
       appropriate, based on input provided at or within ten days after the public meeting under  
        Subsection (2)(a)(ii); 
      (vi)  hold a public hearing on the proposed annexation policy plan; 
      (vii) provide reasonable public notice, including notice to each affected entity, of the public  
   hearing required under Subsection (2)(a)(vi) at least 14 days before the date of the  
   hearing; 
      (viii) make any modifications to the proposed annexation policy plan the planning  
      commission considers appropriate, based on public input provided at the public  
    hearing; and 
       (ix)  submit its recommended annexation policy plan to the municipal legislative body; and 
      (b)  the municipal legislative body shall: 
       (i)  hold a public hearing on the annexation policy plan recommended by the planning  
        commission; 
      (ii)  provide reasonable notice, including notice to each affected entity, of the public  
        hearing at least 14 days before the date of the hearing; 
      (iii)  after the public hearing under Subsection (2)(b)(ii), make any modifications to the  

          recommended annexation policy plan that the legislative body considers appropriate; and 
        (iv)  adopt the recommended annexation policy plan, with or without modifications 
(3)  Each annexation policy plan shall include: 
      (a)  a map of the expansion area which may include territory located outside the county in     
    which the municipality is located; 
      (b)  a statement of the specific criteria that will guide the municipality's decision whether or not  
  to grant future annexation petitions, addressing matters relevant to those criteria including: 
       (i)  the character of the community; 
       (ii)  the need for municipal services in developed and undeveloped unincorporated areas; 
       (iii)  the municipality's plans for extension of municipal services; 
       (iv)  how the services will be financed; 
       (v)  an estimate of the tax consequences to residents both currently within the municipal  
         boundaries and in the expansion area; and 
       (vi)  the interests of all affected entities; 
      (c)  justification for excluding from the expansion area any area containing urban development  
   within 1/2 mile of the municipality's boundary; and 
      (d)  a statement addressing any comments made by affected entities at or within ten days  



 

      

        after the public meeting under Subsection (2)(a)(ii). 
 
 
      (4)  In developing, considering, and adopting an annexation policy plan, the planning commission and  
  municipal legislative body shall: 
       (a)  attempt to avoid gaps between or overlaps with the expansion areas of other municipalities; 
       (b)  consider population growth projections for the municipality and adjoining areas for the next 20  
   years; 
       (c)  consider current and projected costs of infrastructure, urban services, and public facilities  
  necessary: 
       (i)  to facilitate full development of the area within the municipality; and 
       (ii)  to expand the infrastructure, services, and facilities into the area being considered for  
       inclusion in the expansion area; 
      (d)  consider, in conjunction with the municipality's general plan, the need over the next 20  
  years for additional land suitable for residential, commercial, and industrial development; 
      (e)  consider the reasons for including agricultural lands, forests, recreational areas, and  
        wildlife management areas in the municipality; and 
       (f)  be guided by the principles set forth in Subsection 10-2-403(5). 
      (5)  Within 30 days after adopting an annexation policy plan, the municipal legislative body shall  
  submit a copy of the plan to the legislative body of each county in which any of the municipality's  
  expansion area is located. 
      (6)  Nothing in this chapter may be construed to prohibit or restrict two or more municipalities in  
  specified counties from negotiating and cooperating with respect to defining each municipality's  
  expansion area under an annexation policy plan.  
 
Enacted by Chapter 206, 2001 General Session 

 



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT:  Creek Side Estates Minor Subdivision (Version 3) 

 

FOR CONSIDERATION ON: 18 April 2017 

 

PETITIONER: Tom and Shelby Andra 

 

ACTION REQUESTED BY PETITIONER: Approve the Minor Subdivision  

 

APPLICABLE STATUTE OR ORDINANCE:  Article 4.5 (Minor Subdivision) 

 

BACKGROUND INFORMATION: 
 

The proposed Creek Side Estates minor subdivision located on Matisse Lane includes 2 

lots on a site that is 1.9 acres. The site is located in the CR-20,000 zone.  The City 

Council has previously approved a couple different versions of this development but the 

Developer is now proposing a modified version that would not involve amending the 

Alpine Cottages PRD plat. 

 

STAFF RECOMMENDATION: 
 

We recommend that the proposed Creek Side Estates minor subdivision be 

approved with the following conditions: 
 

• The Developer meets the water policy 

• The Developer provides a construction cost estimate for bonding purposes. 

 

 













ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT:  Request to Have an Exotic Animal (Kangaroo) 

 

FOR CONSIDERATION ON: 18 April 2017 

 

PETITIONER: Will Jones 

 

ACTION REQUESTED BY PETITIONER: Permit Kangaroo on  

Property in Alpine 

 

APPLICABLE STATUTE OR ORDINANCE:   Section 3.21.9 

       (Farm Animal Regulations) 

 

BACKGROUND INFORMATION: 
 

Will Jones is requesting to have a Kangaroo on his property.  According to the Alpine 

City Development Code, “exotic animals may be permitted after review and 

recommendation by the Planning Commission and approval of the City Council.” 

 

Mr. Jones plans to keep the Kangaroo close to his home at 999 North Grove Drive.  The 

Kangaroo is a fixed male and is only a year old.  It is not expected to be very big when it 

is fully grown. 

 

 

STAFF RECOMMENDATION: 
 

Make a recommendation to the City Council. 



 
ALPINE PLANNING COMMISSION AGENDA 

 
 

SUBJECT:  General Plan Update – Moderate Income Housing Element 

 

FOR CONSIDERATION ON: 18 April 2017 

 

PETITIONER: Staff 

 

ACTION REQUESTED BY PETITIONER: Provide Direction for  

Updating the General Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Article 2.1 (General Plan) 

 

BACKGROUND INFORMATION: 

 

At the March 7th Planning Commission meeting, moderate income housing was discussed 

and the Planning Commission asked for some more information about Accessory 

Dwelling Units (ADU).  The Planning Commission discussed ADUs at the March 21st 

meeting and was in favor of exploring this concept more and considering some language 

to be put in the general plan. 

 

Attached is some draft language regarding ADUs and the summary of ADUs benefits and 

ways that the potential impacts could be mitigated.   

 



MODERATE INCOME HOUSING 

 
Alpine City General Plan  Page | 1 
           Adopted Month 00, 2017 

 

GOAL #1 

Promote moderate income housing that meets the needs of those desiring to live in 

Alpine.  
 

 

 

Policies 

1.1 Allow accessory apartments within owner-occupied dwellings throughout the 

City 

1.2 Allow senior housing units to be built in more dense clusters to reduce costs 

of living. 

1.3 Allow detached accessory dwelling units (ADU) and carefully regulate them 

so that they will not be detrimental to the character of a neighborhood. 

 

 

 

 



Accessory Dwelling Units 
(Detached from Main Dwelling)  

 
Public ADU Benefits 

- Minimizes subsidies for affordable units   - Revenue source for City 
 
- Keeps growing/aging families together comfortably  - Promotes stable neighborhoods 
          
- Maximizes use of existing infrastructure and services - Easier to track and regulate 
 
- Helps fulfill moderate income housing requirement       
 

Private ADU Benefits 

- Rental income for homeowners     - Increased property values 
 
- Separate living space for helping family    - Control over who rents in Alpine 
 
- Potential home office or guest house    - Opportunity to age in place 
 
- More appealing alternative to accessory apartments  - Option to rent home and live in ADU 
 

Summary of ADU Benefits 

 
- Better uses existing infrastructure and services  - Water conservation 
 
- Generates community economic development   - Connects families 
 
- Reduces costs for young families/elderly   - Provides flexibility   

Who Typically Lives in ADUs? 

- Older singles/ couples      - Middle-aged “empty nesters” 

- Younger singles/couples      - Single Working Parents 

- People who travel often 

Ideas for Regulating ADUs 

- Off-street parking requirement (2 spaces per ADU)  - Maximum building footprint (800 SF) 

- Minimum acreage to build ADU (20,000 SF)   - Maximum height of 24 feet  

- Apply <50% lot coverage to all zones    - Maximum of 10 built per year 

- Primary Dwelling and ADU have same utilities   - Cannot subdivide or sell ADU only rent  

- Construct as restrictive use covenant to be signed  - ADU design similar to main dwelling 

- ADU or accessory apartment on lot 



Salt Lake City  

1. Limit the number of building permits issued by the City for accessory dwellings to 25 per calendar 
year with the following exceptions: 
 
 a. units located within Redevelopment Agency (RDA) project area or funded in      
               part by RDA housing fund.  
 b. units that comply with all accessibility standards in the current building code. 
 
2. Ensure the accessory dwelling is subordinate to the principal dwelling by limiting the building size 
to 50% of the square footage of the principal structure or 650 square feet; whichever is less. 
 
3. Require compliance with the zoning district building height limit, minimum building setbacks and 
maximum lot coverage, the design of the accessory dwelling be compatible with the principal 
structure and the entrances to be located facing the back or side of the property. This is to enforce 
the subordinate nature of the unit. 
 
4. Require either the main residence or the accessory dwelling be occupied by the owner of the lot. 
The idea is that if an owner lives on site, they are more likely to ensure tenants are not causing 
problems (such as noise, etc.) and will ensure the property is maintained. 
 
5. Require the property owner to obtain a business license for the accessory dwelling. 
 
6. Require additional parking and compliance with current building codes. 
 
7. The Transportation Director could modify the parking where certain factors are evident such as 
available on-street parking or location within ¼ mile of a TRAX Station or bus route. 
 
8. Allow home occupations (such as an office) but not conditional home occupations (such as music 
lessons or hair styling) where person would come to house would not be allowed in the ADU. 
 
9. Require accessory dwelling units located in an H Historic Preservation Overlay District comply with 
applicable regulations and review processes including related guidelines and standards to ensure 
compatible building and preservation of historic resources. 
 
 

Summit County 

1.  The accessory dwelling unit must be constructed at a location approved by the director. 

2.  The minimum parcel size for a lot containing  primary dwelling unit and an accessory dwelling unit 

which is not attached to or within the primary dwelling unit shall be one-half (1/2) acre.  

3.  The accessory dwelling unit may not be sold separately from the entire property, including the 

primary dwelling unit. 

4.  Setback requirements shall be the same as for the primary structure. 

5.  A low impact permit and a building permit shall be required for an accessory dwelling unit. 

6.  Accessory dwelling units shall conform to the height limitations of the primary structure. 



7.  A certificate of occupancy for an accessory dwelling unit shall only be granted concurrent with or 

subsequent to the issuance of a certificate of occupancy for the primary use structure on said 

property. 

8.  An accessory dwelling unit shall not exceed one thousand (1,000) square feet of gross square 

footage. 

9.  A restrictive use covenant shall be signed and recorded by the property owner prior to building 

permit issuance for the accessory dwelling unit.  The restrictive use covenant shall state that the 

accessory dwelling unit may not be sold separately from the entire property, including the primary 

residence, and that the dwellings may not be condominiumized.  

 

Centerfield 

10.  An accessory dwelling unit shall be under the same ownership or control as the principal dwelling 

unit, and shall be located on the same lot as the principal dwelling unit.  

11.  No accessory dwelling unit shall be constructed prior to the time of construction of the primary 

dwelling unit to which it is incidental and subordinate. 

12.  The size of the accessory dwelling unit shall be no less than five hundred (500) square feet and 

no greater than eight hundred (800) square feet.  The accessory dwelling unit shall be constructed in 

architectural style that is similar to the primary dwelling unit’s architectural style. 

13.  Access to the accessory dwelling unit shall be restricted to preexisting access points. 

14.  Only a single residential water hookup shall be allowed for both the accessory dwelling unit and 

the primary dwelling unit.  The accessory dwelling unit shall not be equipped with separate utility 

meters and the owner shall be responsible for all utilities. 

15.  Prior to any accessory dwelling unit being constructed, the owner must obtain a conditional use 

permit. 

  A.  In order to obtain a conditional use permit, the owner must file an affidavit with the  

  city certifying that the accessory dwelling unit will comply with the conditions set forth in  

  this chapter. 

  B.  The conditional use permit shall be renewed on an annual basis upon application by  

  the owner. 

  C.  Prior to renewal of any conditional use permit, the city may inspect the accessory  

  dwelling unit in order to ensure compliance with the conditional use permits   

  requirements. 

  D.  The failure to obtain a conditional use permit in accordance with this section may  

  result in a penalty of twenty five dollars ($25.00) per day. 
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Mar 21, 2017 

ALPINE CITY PLANNING COMMISSION MEETING AT 1 
Alpine City Hall, 20 North Main, Alpine, Utah 2 

March 21, 2017 3 
 4 
I.  GENERAL BUSINESS 5 
 6 

A. Welcome and Roll Call: The meeting was called to order at 7:00 pm by Chairman Steve 7 
Cosper.  The following Commission members were present and constituted a quorum. 8 

 9 
Chairman: Steve Cosper 10 
Commission Members: Bryce Higbee, Jason Thelin, David Fotheringham, Steve Cosper, John 11 
Gubler, and Carla Merrill 12 

Staff: Jason Bond, Jed Muhlestein, Marla Fox 13 
Others:Rich Hartvigsen, Karolyn Smith, Jeff Smith, Councilman Lon Lott, Loraine Lott, Taylor 14 
Smith, Mark Wells, Clark Jensen, Gordon Jacobson, Mile Russon, Steve Snyder, Craig 15 

Skidmore, Ross Welch, Carl Russon, Jason Owen, Janica Owen, Joshua Castleton, Jon 16 
Castleton, Martha Beck, Kelly Workman 17 

 18 
A. Prayer/Opening Comments: David Fotheringham 19 

B. Pledge of Allegiance: Jason Owen, a scout 20 
 21 

II. PUBLIC COMMENT 22 
 23 
No Public Comment. 24 

 25 

III. ACTION ITEMS 26 
 27 

A. Summit Pointe Final Plat – Mark Wells & Taylor Smith 28 

 29 
Jed Muhlestein explained that the proposed Summit Pointe subdivision would include a total of 30 
four lots ranging in size from 4.14 acres to 11.95 acres on a site of approximately 32.9 acres. 31 

Three lots would be new while Lot 3 of Plat A of the Falcon Ridge PRD subdivision, located at 32 
the southeast corner of the proposed development, would be vacated and added to the Summit 33 

Pointe subdivision.  The site was located in the CR-40,000 zone.   34 
 35 
Jed Muhlestein said that final plat review focuses on the specifics of the plat and plat 36 

requirements.  One of the requirements discussed with the applicant was the dedication of a 37 
right-of-way that would allow for future access to the property to the north.  The City Attorney 38 
advised that this either be shown on the plat with verbiage specifying when the right-of-way 39 
would be dedicated, or the applicant should record an agreement that would be attached to the 40 

plat.  The dedication of the right-of-way would create an island of property that the applicant had 41 
chosen to dedicate to the City as open space.   42 
 43 
The subdivision was not a PRD, so the developer would not be required to provide a trail through 44 
the project.  However, there was a route on the site plan that could work as a trail and the 45 
developer was providing a 10-foot wide easement in that location.   46 



2 

 

Mar 21, 2017 

 1 
Jason Thelin asked if the easement would run along the street and if the developer would be 2 
responsible for installing sidewalk, curb and gutter.  Jed Muhlestein said that the developer 3 

would normally be responsible for the street improvements, but they have already been installed.  4 
The easement would be ten feet beyond the sidewalk.  5 
 6 
Jed Muhlestein said that each lot in the subdivision had site-specific items that would need to be 7 
outlined on the plat in regards to utilities.  Each lot would be restricted to one acre of irrigable 8 

area.  The private drive would not be gated and have twenty-four hour access for emergency 9 
personnel.  Each home will be required to have fire sprinklers, Class A roofing, and comply with 10 
all federal fire code requirements.  Jed Muhlestein explained that Lots 1 and 3 will need to be 11 
built at or below the elevation of 5,340 for water pressure reasons.   12 

 13 
Jed Muhlestein said that the developer indicated on their application that the water policy would 14 
be met with cast rather than water rights, which was acceptable.  The fire flows for this 15 

development would depend upon the improvements of the Three Falls lower tank and the 16 
connection of the water line at the Ridge at Alpine.  The developer would be bringing a water 17 

line from The Grove water tank to the development.   18 
 19 

Jason Thelin asked for the reasoning behind the one acre limitation on landscaping.  Jason Bond 20 
answered that it was for water conservation.  Jed Muhlestein said that it also had to do with 21 
maintaining proper water pressure.  The lots in the development were quite large and the City’s 22 

Master Plan for outside irrigation did not account for having twelve acre lots being all grass.  23 
Jason Thelin asked how staff defined what would count toward as one acre of irrigation and Jed 24 

Muhlestein said that it would be one acre of developed land, which would include one acre of 25 
landscaping with drip system.  The rest of the property would need to be left natural or xeriscape.  26 

 27 
Bryce Higbee asked for more information about the easement dispute.  Mr. Hartvigsen, the 28 

applicant, said that he had provided information to the City in December of last year, but the 29 
issue had not been resolved.  Jason Bond explained that the City did not see a recorded easement 30 
on the document, but the developer argued that the easement was clearly shown.  Mr. Hartvigsen 31 

said that the document was a publically recorded easement across all of the property.  He 32 
suggested that the Planning Commission reconsider sending a recommendation to the City 33 

Council until the easement issue was resolved.   34 
 35 
MOTION: David Fotheringham moved to recommend the proposed Summit Pointe Final Plat 36 

Development be approved with the following conditions: 37 
 38 

1. The Developer address the plat redlines 39 
2. The Developer provide a construction cost estimate 40 

3. The Developer meet the water policy 41 
4. The City Attorney review and approve the agreement regarding access to the property 42 

north of Summit Pointe and that the agreement be recorded with the plat. 43 
5. The City NOT release building permits until the lower Three Falls tank is operational 44 

and connected to the City’s culinary water system AND the master planned culinary 45 
water line from the Grove tank to northern Grove Drive is installed. 46 
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 1 
Jason Thelin wanted to be sure that there would be access to the open space to the north of the 2 
property. 3 

 4 
Bryce Higbee was concerned that he had not seen the recorded easement, and he would like to 5 
have an opinion from the City Attorney before voting on the issue.  Jason Bond said that he had 6 
spoken with the City Attorney and he did not recognize the easement. 7 
 8 

John Gubler seconded the motion.  The motion passed with 5 Ayes and 1 Nay.  Jason Thelin, 9 
David Fotheringham, Steve Cosper, John Gubler, and Carla Merrill all voted Aye.  Bryce Higbee 10 
voted Nay. 11 
 12 

B. Jensen Residence Site Plan – Clark Jensen 13 
Jed Muhlestein said that the applicant intended to construct a home at 1150 North Fort Canyon 14 
Road on a five acre lot that is not within a recorded subdivision.  Because the property was not 15 

part of a subdivision, the site plan needed to be approved by the Planning Commission.  16 
Essentially, the application was a single-lot subdivision with typical subdivision requirements 17 

such as street improvements, lot size and setback requirements, and water rights.  He noted that 18 
there were no sidewalks in the adjacent Three Falls subdivision.  The applicant would be 19 

required to provide a storm water retention area.  The water policy requirements had already 20 
been met. 21 
 22 

Bryce Higbee asked if the creek behind the home would be an issue for the builder.  Jed 23 
Muhlestein explained that the applicant had already signed an agreement stating that he would 24 

not build within the flood plain.   25 
 26 

Jason Thelin asked about how the slope of the road would affect the property.  Jed Muhlestein 27 
said that the Three Falls Subdivision would have to adherer to all engineering requirements.  28 

There was a discussion about the road and the lack of sidewalks. 29 
 30 
MOTION: Carla Merrill moved to recommend approval of the proposed Jensen Residence Site 31 

Plan. 32 
 33 

Bryce Higbee seconded the motion.  The motion passed with 6 Ayes and 0 Nays.  Bryce Higbee, 34 
Jason Thelin, David Fotheringham, Steve Cosper, John Gubler, and Carla Merrill all voted Aye. 35 
 36 

C. Annexation Policy Plan Amendment–Include Pine Grove & The North Area 37 
(Melby) 38 

Jason Bond explained that the Mayor and the City Council asked City staff to consider amending 39 
the annexation policy plan and map to include the Pine Grove and North (Melby) areas.  Earlier 40 

in the year, Horrocks Engineers completed a study to determine the impacts, if any, the proposed 41 
properties would have on the City infrastructure if they were annexed in.   42 
 43 
Utah State Code requires that the Planning Commission hold a public meeting to allow affected 44 
entities to examine the proposed annexation policy plan and to provide input.  The Planning 45 
Commission shall accept and consider any additional written comments from affected entities 46 
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until ten days after the public meeting and make modifications to the proposed annexation policy 1 
plan the Planning Commission considers appropriate based on input received.  The Planning 2 
Commission shall then hold a public hearing and make a recommendation to the City Council. 3 
 4 

Steve Cosper asked about the cost of upgrades to the Cove.  Jed Muhlestein explained that the 5 
Cove water system was not up to City standards and there were many hurdles that needed to be 6 
overcome to improve the system. 7 
 8 
Jed Muhlestein said that the City did not have enough water or water rights to serve the Pine 9 

Grove or North areas.  If they were annexed into the City, they would need to bring in their own 10 
water system or wells.  Pine Grove and the North property would also be in a separate pressure 11 
zone.   12 

 13 
The Planning Commission had a discussion about the Cove, which was already included in the 14 
annexation policy. 15 

 16 
D. Public Hearing – Amendment to the Farm Animal & Agricultural Regulations 17 

(Section 3.21.9) 18 
Jason Bond said that the City received complaints about roosters making noise in the early 19 
morning hours, but the existing code did not specifically address roosters or chickens.  The 20 
proposed language would clarify the City’s expectations for residents with chickens and it would 21 

prohibit roosters. 22 
 23 

Bryce Higbee felt that residents should have the right to keep roosters if they wanted to.  He 24 

stated that people were allowed to own noisy dogs or other animals, and roosters were no 25 

different.  26 
 27 

Jed Muhlestein noted that most of the surrounding municipalities prohibited roosters. 28 
 29 
MOTION: Bryce Higbee moved to not recommend approval of the proposed amendment to the 30 

Farm Animal and Agricultural Regulations (Section 3.21.9). 31 
 32 
John Gubler seconded the motion.  The motion did not pass with 3 Ayes and 3 Nays.  Bryce 33 

Higbee, John Gubler, and David Fotheringham voted Aye.  Carla Merrill, Steve Cosper, and 34 
Jason Thelin voted Nay. 35 

 36 
MOTION: Jason Thelin moved to recommend approval of the proposed amendment to the Farm 37 
Animal and Agricultural Regulations (Section 3.21.9).  38 
 39 
Carla Merrill seconded the motion.  The motion did not pass with 3 Ayes 3 Nays.  Carla Merrill, 40 

Steve Cosper, and Jason Thelin voted Aye.  Bryce Higbee, John Gubler, and David 41 
Fotheringham voted Nay. 42 

 43 
MOTION: David Fotheringham moved to recommend approval of the proposed amendment to 44 
the Farm Animal and Agricultural Regulations (Section 3.21.9) with the removal of “roosters are 45 
prohibited”. 46 
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 1 
Motion died for lack of second. 2 
 3 

MOTION: Jason Thelin moved to recommend approval of the proposed amendment to the Farm 4 
Animal and Agricultural Regulations (Section 3.21.9) with the following:  “Chickens shall be 5 
permitted and shall be contained within the property that their coop is located.  Roosters shall be 6 
prohibited on lots smaller than one acre”. 7 
 8 

Carla Merrill seconded the motion.  There were 5 Ayes and 1 Nay.  Carla Merrill, John Gubler, 9 
Steve Cosper, and David Fotheringham all voted Aye.  Bryce Higbee voted Nay. 10 
 11 
Steven Cosper realized that a Public Hearing needed to be held for this proposal.  He opened the 12 

Public Hearing. 13 
 14 
Lorraine Lot, a resident, said that it would be silly to prohibit roosters when the code allowed for 15 

dogs, pigeons, mules, horses, goats, etc.  A resident was allowed to have a horse on just half an 16 
acre of land.  17 

 18 
Gordon Jacobsen, a resident, said that he had neighbors on both sides of his property that had 19 

roosters and he was not bothered by them.  He suggested that the code be amended to clarify the 20 
allowance of chickens and roosters, but not prohibit them or limit them by lots size.  21 
 22 

Steve Cosper closed the Public Hearing 23 
 24 

MOTION: Jason Thelin moved to recommend approval of the proposed amendment to the Farm 25 
Animal and Agricultural Regulations (Section 3.21.9) with the following: “Roosters are 26 

permitted on one acre lots or more”. 27 
 28 

Carla Merrill seconded.  The motion did not pass with 3 Ayes and 3 Nays.  Carla Merrill, Steve 29 
Cosper, and Jason Thelin all voted Aye.  Bryce Higbee, John Gubler, and David Fotheringham 30 
all voted Nay. 31 

 32 
Steve Cosper commented that there had been four failed motions, so the ordinance amendment 33 

would not move forward to the City Council.  The ordinance would remain unchanged.  34 
 35 

E. General Plan Update – Moderate Income Housing Element 36 
During the Planning Commission meeting on March 7, 2017, the Planning Commission 37 
discussed moderate income housing and asked staff for further information about Accessory 38 
Dwelling Units (ADUs).  Jason Bond presented a summary of what ADUs are, how they could 39 
benefit the City, and how potential issues could be mitigated. 40 

 41 
Jason Bond reported that the City allowed for ADUs in all zones, but they had to be attached to 42 
the main dwelling.  He suggested that the City look at refining the code to better regulate matters 43 
like parking, the number of ADUs on a property, lot sizes, and setback and height requirements.  44 
This would help the City better fulfill the State’s moderate income housing guidelines and 45 
provide housing options to young families and the elderly.  He did not feel that it was necessary 46 
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to require the accessory apartment to be attached to the main dwelling and suggested that the 1 
Planning Commission consider changing that requirement.  2 
 3 

Bryce Higbee was concerned that a homeowner would choose to construct the small apartment 4 
and reside in that rather than finish the main dwelling.  Jason Bond said that the City did not 5 
regulate the size of any homes in Alpine. 6 
 7 
The Planning Commission had a discussion about meeting the requirement of the Moderate 8 

Housing requirement.  Jason Bond stated that the State Code did not have any specific quotas to 9 
be met, but there were certain guidelines to follow.  10 
 11 
Martha Beck, a resident, asked if the City would consider allowing tiny homes.  Many 12 

“millennials” were considering this type of housing, and Pleasant Grove was the first city in the 13 
valley to allow them in their code.  Jason Bond said this was something that could be discussed 14 
to determine how to regulate them.   15 

 16 
Gordon Jacobsen, a resident, urged the Planning Commission to consider allowing more ADUs.  17 

His children would love to come back and live in Alpine but could not afford it.  He agreed that 18 
this would also be a good way to help the older generation stay in the City.  He said that the five 19 

acre minimum requirement was outdated and should be changed.  20 
 21 
Kelly Workman, a resident, said that she wanted to build a detached garage and potentially 22 

convert it into an apartment later.  However, the current City ordinance wouldn’t allow that 23 
because it was not attached to the home.  She was in favor of changing the ordinance to allow for 24 

more detached ADUs. 25 
 26 

Ross Welch, a resident, liked the idea because it provided more options and flexibility.  27 
 28 

Bryce Higbee was in favor of altering the ordinance, as long as ADUs were carefully regulated.  29 
 30 
Jason Thelin was opposed to all ADUs. 31 

 32 

IV.COMMUNICATIONS 33 
Bryce Higbee talked about the parking issues in front of the Purple business.  Jason Bond said 34 
that the Police Department would be able to help resolve those problems.   35 
 36 

Jason Bond said that the next Planning Commission meeting would be held on April 4th because 37 
of Spring Break.  38 
 39 

V. APPROVAL OF PLANNING COMMISSION MINUTES: March 7, 2017 40 
 41 
MOTION: Bryce Higbee moved to approve the Planning Commission Minutes for March 7, 42 
2017, as written. 43 
 44 
John Gubler seconded the motion.  The motion passed with 6 Ayes and 0 Nays. Bryce Higbee, 45 
Jason Thelin, David Fotheringham, Steve Cosper, John Gubler, and Carla Merrill, all voted Aye. 46 
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Adjourn 1 
Steve Cosper stated that the Planning Commission had covered all of the items on the agenda 2 
and adjourned the meeting at 8:50 p.m. 3 
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