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ALPINE CITY PLANNING COMMISSION MEETING 
Alpine City Hall, 20 North Main, Alpine, UT 

August 2, 2022 
 
I.  GENERAL BUSINESS 
 

A. Welcome and Roll Call: The meeting was called to order at 7:00 p.m. by Chair Jane Griener.  
The following were present and constituted a quorum: 

 
Chair: Jane Griener  
Commission Members: Alan MacDonald, Ethan Allen, Troy Slade, Jeff Davis, Susan Whittenburg, John 
MacKay 
Excused:  
Staff: Jed Muhlestein, Austin Roy, Marla Fox 
 
 B.  Prayer/Opening Comments: Ethan Allen 
 C.  Pledge of Allegiance: Jane Griener 
II.  PUBLIC COMMENT 
No Public Comment 
 
III. REPORTS AND PRESENTATIONS 
None 
 
IV.  ACTION ITEMS 
 

A. Public Hearing – Concept/Preliminary – Smooth Canyon Subdivision Phase 2 
Austin Roy explained that the Smooth Canyon Subdivision Phase 2 consists of 19 lots on 10.95 acres, 
with lots ranging from 0.46 acres to 0.55 acres in size. The development is located at approximately 1000 
South 1100 East, and in the CR 20,000 zone.  The application is for the concept/preliminary approval of 
the plat and plans.  

Austin Roy said this subdivision is south of the soccer fields at Smooth Canyon., is Phase 2, and the first 
phase was built about 20 years ago.  He said the subdivision meets the zoning standards as far as size, lot 
width requirements, standard 54 width streets, and the Master Plan shows a trail connection.  He said 
there will be a third phase in the future to the east.  In the Transportation Master Plan, it shows a 
connection to Highland City and a temporary lane to the east for a north/south connection between the 
streets. 

Jed Muhlestein said the proposed development shows a street connection to Highland City which does 
comply with our General Plan Map which was updated in 2020. 

This connection would provide a secondary access to meet fire code for the subdivision in the south 
named View Point, provide cross access for both cities, be another means of access in case of 
emergencies, and a connection for the school busses to get through is the school district chooses.  He said 
the road coming into View Point from the south into the subdivision off SR 92 is too steep for the school 
busses to traverse, so the bus stop is at the bottom of SR 92. 
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Jed Muhlestein said this connection could provide a way of access for them to come in at the top if they 
so chose to.  He said even in non-emergency situations, the access would be good for both cities just for 
road maintenance or working on infrastructure and gives traffic another way to go in case they need it. 

Jed Muhlestein said our Transportation Master Plan has specific guidelines on how to design roads, 
specifically the efficiency of them.  He quoted a couple of sections from the Transportation Master Plan: 

1. Design transportation facilities to ensure efficient traffic flow throughout the city. 
2. Compatible connections to regional transportation systems. 

Jed Muhlestein said one way to minimize speeds on certain streets is to provide direct routes to collector 
streets.  He said it is his job to work with developers to provide efficient design in conformance with the 
standards set forth in the Alpine City Transportation Master Plan. 

Jed Muhlestein said on our Transportation Master Plan Map, when a new development comes in, we 
typically have an A to B connection through that property.  Most of the time the A to B connection is 
more or less saying we need a connection from one side of the property to the other.  In this situation, the 
A to B connection is shown as a direct connection from High Bench Road to Park Drive in Highland.  He 
said in this situation, this specific alignment would corollate exactly with our Transportation Master Plan. 

Jed Muhlestein said the Design Guidelines in terms of intent of traffic circulation, speeds, efficient 
design, a connection to the nearest collector street, which in this case is Healey Blvd. He said collector 
streets on the map are indicated by the color blue, arterial is red, and the typical residential street is shown 
in green. 

Jed Muhlestein said the proposed alignment goes in a horseshoe design which forces traffic to go through 
the neighborhood to get to their destination.  He said the Master Plan specifically talks about designs like 
this where that would encourage speeding because people don’t have a direct route to get to where they 
need to go.  He said beside a speeding issue, it’s an efficiency issue, so we would recommend changing 
the design and go with a straight through connection.  Beside the alignment of the road, the plans show 
putting the utilities in the alignment of where we would like the road to be.  They show them going from 
Park Drive in Highland to High Bench Road and show them going through easements on private 
properties. 

 Jed Muhlestein said Alpine City calls these side lot utilities easements and said we try to avoid them as 
much as possible because they are hard for staff to keep track of.  He said it’s hard to continually update 
homeowners that move in and out of the properties that there is an easement there and they can’t do 
things like build sheds, pools, or retaining walls.  We just try to avoid this sinario as much as possible.    
Beside the alignment issue with the road, we also have an issue with this utility easement which we would 
propose be put into a road or some other form of right-of -way that we would have better access to and 
control over it. 

Jed Muhlestein said our Transportation Master Plan recommends that we require a traffic study anytime a 
development generates more than 100 peak hour trips.  This development would only generate 190 daily 
trips. He said there’s a big difference between daily and peak hour, but having said that, obviously this 
development making a connection between two cities would open up a connection for Alpine and 
Highland to cross connect there. 
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Jed Muhlestein said this could be justification for the city to require a traffic study impact study.   He said 
we were going to, but then Highland City beat us to it.  Highland City, having learned of the proposed 
development, commissioned a traffic impact study.  These are some of the details that came forth from 
the traffic impact study.  He said that study analyzed four different senecios.  

1. Analyzed existing conditions, which is no connection at all, 
2. Analyzed proposed alignment, which is the horseshoe alignment, 
3. Analyzed a straight through connection, 
4. Analyzed a by-pass connection which comes off High Bench Road and by-passes the 

development entirely and goes through the gravel pit to SR-92. 

Jed Muhlestein said it was interesting the only scenario that was actually faster for traffic to get from 
Alpine to the west side and SR-92, which was the majority of the traffic according to the traffic study, 
was if a by-pass road were built through the gravel pit.  Even the straight through connection which 
would be the next quickest option, was slower than it would be for traffic to turn right on Healey Blvd 
and go down to Canyon Crest.   

 Jed Muhlestein said in talking in terms of numbers, the existing peak hour trips occurring in the evening 
time in the View Point neighborhood and on Park Drive, that peak hour number is 143 trips.  With a 
straight through connection, it would add 76 more trips to that peak hour number bringing their total 
number to 219.  For the horseshoe alignment, the numbers were slightly less and add 61 more peak hour 
trips. In terms of the impact to the View Point neighborhood, there would be either 76 or 61 more peak 
hour trips.  He said Alpine and Highland both want traffic flow to operate at a level A or B and it is 
anticipated that the cut through traffic will be minimal and still serve at an A or B level. 

Jed Muhlestein said Austin Roy mentioned the 20-foot lane and said this road would be classified as a 
secondary access.  Our code talks about secondary accesses and state they have to meet the fire code at a 
minimum. If we put anything else on them such as curb and gutter, or gating, it is at the discretion of the 
City Council and upon recommendation by the Planning Commission and City Engineer approval.  He 
said they have to make a specific motion regarding those items on a secondary access road if we are going 
to approve this alignment.  He said as the City Engineer, his recommendation is if we go with this 
alignment, lets do it as they propose it because as Austin Roy mentioned, this road is going to get blown 
away as the development continues to the east.  He said there’s no reason for curb and gutter or gating at 
this time. 

Jane Griener asked where the land from the temporary road would go when Phase 3 gets built.  Austin 
Roy said it will get absorbed into lots 113 and 114. 

Jed Muhlestein said the culinary water, PI and sewer is shown to have new services for each lot as code 
requires.  The storm drain has a couple of red lines because we need more information on the storm drain 
report, but the design looks fine.  In terms of Geo Technical Hazard issues, this property is not located in 
any areas that are classified or shown on our hazard maps as having the potential for the hazard and were 
not required to turn in any hazard report.  They were not in any alluvial fan or flood plain and turned in 
standard geo tech reports required at preliminary and there was nothing of concern with it. 
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Jed Muhlestein said in staff recommendations, there is a motion to approve or a motion to table.  If we 
choose to recommend approval, two motions will have to be made.  One regarding concept and 
preliminary, and one specifically about the secondary access road.  If you go with the table option, then 
there are options there. 

Alan MacDonald said we’ve been shown a horseshoe design and asked what the developer was asking 
for.  Jed Muhlestein said the developer is trying to make two cities happy because he works in both cities 
and is proposing the horseshoe layout.   Alan MacDonald asked if there was a design showing a straight 
road, and Jed Muhlestein answered no. 

Ethan Allen asked why this is not in an alluvial fan, because it seems like it should be.  Jed Muhlestein 
said it is not on our map. 

Alan MacDonald said he didn’t understand the part about a road going through the gravel pit and that it 
could be years down the road before that happened.  Jed Muhlestein said a year or two ago, Alpine, 
Highland, and Lehi got together to do a traffic study on the entire region.  We looked at options of getting 
traffic to SR-92 in the most efficient manner possible.  The option of going through the gravel pit was 
brained stormed at that time.  If we could by-pass this neighborhood and go straight out, that would 
obviously be awesome for everybody.  He said it’s been talked about and thrown out there but never 
materialized because you would have to buy a lot of property and there’s over 100 feet of elevation 
between that point and the bottom and it would be very expensive to get a road down there right now. 

Jane Griener opened the Public Hearing. 

Andrew Redford Young said thank you for moving the pickle ball courts.  He said this is similar to the 
Blue Bison road that wanted to connect to Draper.  He said this all has to do with the Master Street Plan.  
He wanted to know why we stopped the Draper road but not this one.  He said the win-win is no road. 

Dan Milan said safety trumps efficiency.  Currently Park Drive is not a collector road and has about 1030 
trips per day.  A street connection will make this road a collector road which it is not built for. 

Carma Compozano, said the road needs to be connected, but would like to see it only as an emergency 
road.  She said there are blind curves and walking paths, and at busy peak times, the sun is in your eyes, 
and you can’t see in these areas.  She is concerned about speeding and safety, and the steep hill in the 
wintertime. 

Bryant Larsen, said he is concerned about not having a second egress for emergencies. 

Shalayna Fuller, said they were told this property was going to be a mirror soccer field, which has been a 
nightmare.  She said a road through here would be a cut through for sure to go to the canyon or to 
Pleasant Grove. 

Joe Oler, said highland kids walk across the field to Alpine to catch a bus. 

Jane Griener Closed the Public Hearing. 

Jed Muhlestein said as far as the collector road goes, he talked to Highland City and the road would 
continue to be a local street as shown on their Master Plan.   
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Jed Muhlestein said Alpine city’s right-of-way street width is 54 feet, our pavement width is actually 30 
feet.  He said Highland City’s pavement width is 34 feet, so they are a touch wider that we are on our 
local streets. 

Jed Muhlestein said because of the Blue Bison deal, in 2020, the City Council specified the connections 
in the city they wanted, and they updated our Street Master Plan to show that this connection was one of 
them. 

Jed Muhlestein said the traffic would increase by 50% only during the peak travel time and not 50% all 
day. 

Alan MacDonald asked how many lots would be impacted with a straight through street vs a horseshoe 
pattern. 

Ross Welch for Patterson Construction said the original plan was for a straight through street.  He said 
Highland City asked them to change to a horseshoe pattern.  He said it didn’t affect the number of lots in 
the subdivision.   

A straight street would only impact 8 or 9 homes vs 29 0r 30 homes.  Alan MacDonald asked Ross Welch 
if they looked at a residential round-about to slow traffic.  Jed Muhlestein said they are expensive.  Ross 
Welch said it would consume a few lots and wouldn’t want to do that unless the city required it.  He said 
this connection has always been a know thing and in the works for over 20 years.  He said they develop in 
Highland and want to be good neighbors to them as well so that is why they are looking at different 
options. 

Jacquelyn Vinci said she would prefer a horseshoe road rather than a straight road. 

Troy Slade said he’s not convinced that a horseshoe road will be better because it effects more homes. 

Ethan Allen said it makes more sense to have a straight road. 

John MacKay said he is in favor of the horseshoe option. 

Susan Whittenburg said she is worried about traffic in this neighborhood. 

Jeff Davis said he is in favor of connecting and providing another access.  He said he likes the horseshoe 
road even though cars will go past more homes, he feels like less cars will go that way, than a straight 
shot. 

Jane Griener said with the traffic study and the engineer and planner, she is in favor of the straight road. 

Alan MacDonald is in favor of the straight road rather than having to make turns. 

MOTION: Commission Member Jeff Davis moved to recommend approval of the Concept & 
Preliminary applications of Smooth Canyon Phase 2 with the following conditions: 

1. Prior to Final Application, the Developer: 
a. Address the redlines on the plat and plans, including revised storm drain calculations. 
b. Address the property gap issue between Highland and Alpine. 
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John MacKay seconded the motion. There were 2 Ayes and 5 Nays (recorded below).  The motion did not 
pass.  

Ayes:    Nays:      Excused: 
Alan MacDonald                            

John MacKay                      
Ethan Allen                                         
Susan Whittenburg  

Jeff Davis 
Troy Slade 
Jane Griener 
 
 

MOTION: Alan MacDonald moved to Table Smooth Canyon Subdivision Phase 2 based on the following: 
 

1. The proposed High Bench alignment does not follow adopted design guidelines, 
2. Does not make a direct connection with Park Drive, 
3. Some utilities are proposed to be in the easements on private property, 
4. The property gap between Highland City and Alpine City needs to be resolved. 

 
Susan Whittenburg seconded the motion. There were 6 Ayes and 1 Nays (recorded below).  The motion 
passed.  
 

Ayes:    Nays:      Excused: 
                   Alan MacDonald                            
                   John MacKay                      
                   Ethan Allen                                         
                   Susan Whittenburg  

                                                            Jeff Davis 
                   Troy Slade 
                   Jane Griener 
 

B. Public Hearing – Plat Amendment – Alpine View Estates Plat D 
Austin Roy explained that on June 7, 2022, Morgan Brown’s boundary line adjustment request was 
reviewed by the Planning Commission (located at 325 N. Chatfield Circle). The proposal was to exchange 
7,067 Square Feet of Morgan Browns property to the south for 7,067 Square Feet of City open space to 
the west. The boundary line adjustment would be done via plat amendment since Alpine View Estates is a 
recorded subdivision. The Planning Commission recommended that the proposal be denied and suggested 
that Morgan Brown try and negotiate a compromise with the owners of Lot 11 who had raised concerns 
about the proposal. 

Mr. Brown is now returning to the Planning Commission after having spoken with the owners of Lot 11. 
Mr. Brown has adjusted his proposal and would like to seek a new recommendation on the new proposal 
from the Planning Commission. 

The proposal seeks to exchange City open space for private property. Changes to open space require a 
super majority vote of approval from the City Council (ADC 3.16.040). 
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Per Utah Code 10-9a-609, plat amendments may be approved by the City Council, as the land use 
authority, if they find that: 

a) “There is good cause for the vacation or amendment; and” 
b) “No public street or municipal utility easement has been vacated or amended.” 

 
Jane Griener opened the Public Hearing. 

Morgan Brown presented a slide show to the Planning Commission.  He said we have to have a cause for 
a plat adjustment and follow certain criteria.  He said they purchased their lot in April and asked the 
developer why the lot was shaped the way it was.  He said he spoke with the City Planner and was told he 
could probably get a lot line adjustment and they went ahead and purchased the lot based on that 
information. 

Mr. Brown said when the proposal was made to adjust the lot lines, the north neighbors were upset 
because it would block their view and they built their home based on the current lot lines.  Mr. Brown 
said he has spoken with the neighbors to try and come up with a solution.  He said they didn’t feel like it 
was in their best interest to compromise because they wouldn’t benefit.  He said he is here tonight with a 
new proposal.  He feels like this is a win for both properties and provides a good buffer zone and makes a 
lot of sense.  

Trish Brown said she and her husband have tried so hard to work with their neighbor and lost so much 
sleep over this and said the neighbors won’t work with them unless they get something out of it. 

Lynette Helmer said they are torn up about this as well because they have already built their home and 
designed their home to maximize the view on the lot.  She said they weren’t notified that the Brown’s lot 
was given an adjustment to go to a 15-foot rear setback.  She said they were shocked that the rear setback 
was changed when this lot is buildable.  She said they would have changed their plans if they had known 
the setbacks were going to be changed.  She said they have already lost, so they don’t feel like they need 
to compromise any more.  She said she had emailed the City Planner multiple times and didn’t hear 
anything back from him.  She said they are sick about this and don’t want to be labeled as the bad guys 
because they have already lost in this situation. 

Mr. Brown said he wanted to widen his lot so he could get a better buildable lot.   

Will Jones asked why we would trade our open space when it is so close to the trail.  He said this will 
create an issue. 

Jed Muhlestein said we had the trails surveyed and if we do an adjustment, the trees would get taken out 
and they buffer the trail. 

Jane Griener asked if there is any gain for the city. 

Will Jones said he doesn’t see any reason why we would make this trade.  He said we don’t want our 
trails close to residential homes. 

Jane Griener Closed the Public Hearing 
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Jed Muhlestein said the third option brings the property boundary closer to the trail. 

Jane Griener said the Helmers made decisions based off the recorded plat and didn’t know an exception 
had been made. 

MOTION:  Commission Member Troy Slade moved to recommend to DENY approval of the Alpine 
View Estates Plat D for these reasons: 

1. The city doesn’t gain anything, 
2. It is too close to our trails. 

 
Jeff Davis seconded the motion. There were 7 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:    Nays:   Excused: 
         John MacKay        

Troy Slade     
                 Susan Whittenburg                  
                    Jane Griener 
        Ethan Allen 
                    Jeff Davis 
                    Alan MacDonald 
 

C. Site Plan – Montdella Townhomes covered Patio/Deck Option 
Austin Roy said in 2019, the City Council approved the Montdella Townhomes project and designs. 
Ownership of the project has changed since that time. 

The current owner of the project is seeking approval of an option to add covered decks and patios on all 
units located on the north side of the development. The proposed changes are being done by the original 
architect.  

The petitioner has prepared colored elevations of the proposed option for Planning Commission and City 
Council review. 

Stephanie Herrera, Montdella Development representative, said they have purchased this property and 
will be taking over the building.  She said they like the uniqueness and the location.  She said she will get 
the project done and will not make too many changes.  She said they are eager to get this project done and 
make it pretty.  She said the benefit they have is the owner’s own construction companies and that is how 
they can make it work. 

MOTION:  Commission Member Ethan Allen moved to recommend that the covered patio/deck option 
be approved as proposed. 

Troy Slade seconded the motion. There were 7 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:    Nays:   Excused: 
Alan MacDonald       
John MacKay   
Ethan Allen 
Jane Griener 
Troy Slade 
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Jeff Davis 
Susan Whittenburg 
 

D. Open Space Improvement Request – 676 & 698 S Ridge Lane 
Austin Roy explained that Resident Pheobe and Udell Blackham would like to request authorization to 
improve the open space near their properties at 676 and 698 South Ridge Lane. Improvements include 
planting of pine trees, native grasses, and grading. 

Austin Roy said the trees were planted in the open space so will need approval from the City Council and 
a recommendation from the Planning Commission.  Austin Roy said the Blackhams have installed a drip 
irrigation system. 

Udell Blackham said he’s been a bad boy and trespassed and scarred the open space with his equipment 
when building his pool house.  He said when they finished their projects, there was an issue with them 
encroaching in the open space. 

Austin Roy said the Blackhams violated the city code by encroaching into open space and planting trees 
and tearing up the area without approval.  He said someone else was granted approval to do this a few 
years ago but doesn’t look like they planted anything. 

MOTION:  Commission Member Troy Slade moved to recommend that the open space request be 
approved as proposed. 

Alan MacDonald seconded the motion. There were 7 Ayes and 0 Nays (recorded below).  The motion 
passed.  
 

      Ayes:    Nays:   Excused: 
      Alan MacDonald  
      John MacKay                                                       
      Jeff Davis               
      Ethan Allen                                                 

                   Jane Griener 
                   Troy Slade 
                   Susan Whittenburg 
 

E. Public Hearing – Moderate Income Housing Element 
Austin Roy said in the 2022 legislative session, House Bill 462 passed and with it new requirements for 
Moderate Income Housing throughout the state. Based on these new requirements Alpine City needs to 
update the Moderate Income Housing Element of the General Plan. The update should include 
amendments to any of the strategies that may have changed due to HB462 and include a new 
“Implementation Plan” as part of the General Plan or Moderate Income Housing Element. Also, each 
municipality is required to submit a Moderate Income Housing Report Form by  October 1, 2022. 

Per 2019 Senate Bill 34, Alpine City implemented three strategies as part of the Moderate Income 
Housing Element of the General Plan. 

E. Create or allow for, and reduce regulations related to, accessory dwelling units in residential 
zones. 
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K. Preserve existing moderate income housing. 

X.  Any other program or strategy implemented by the municipality to address the housing needs 
of residents of the county/municipality who earn less than 80% of the area median income. 

 

MOTION: Commission Member Alan MacDonald moved to Table further discussion on the Moderate 
Income Housing Element of the General Plan. 

Susan Whittenburg seconded the motion.  There were 7 Ayes and 0 Nays (recorded below).  The motion 
passed.  
 

      Ayes:    Nays:   Excused: 
      Alan MacDonald  
      John MacKay                                                       
      Jeff Davis               
      Ethan Allen                                                 

                   Jane Griener 
                   Troy Slade 
                   Susan Whittenburg 
 
IV. COMMUNICATIONS 
Austin Roy, City Planner will be taking a new job at Saratoga Springs, and this will be his last meeting. 
Jed Muhlestein said we should add a public notice to setback adjustments. 
Jeff Davis asked about the Alpine Fitness signs that have been up all summer. 
Jane Griener asked if he has to fill in his hole for his new building.  Austin Roy said he is trying to find a 
way to move forward. 
 
V. APPROVAL OF PLANNING COMMISSION MINUTES: June 21, 2022 
 
MOTION: Commission Member Jeff Davis moved to approve the minutes for June 21, 2022, as written. 
 
Ethan Allen seconded the motion. There were 7 Ayes and 0 Nays (recorded below).  The motion passed 
unanimously. 

 
Ayes:   Nays:   Excused: 
Alan MacDonald 
John MacKay          
Ethan Allen  
Jane Griener 
Troy Slade 
Jeff Davis 
Susan Whittenburg 
 

MOTION:  Commissioner John MacKay moved to adjourn the meeting. 
 
Alan MacDonald seconded the motion. There were 7 Ayes and 0 Nays (recorded below).  The motion 
passed unanimously. 

 
Ayes:   Nays:   Excused: 
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Alan MacDonald      
John MacKay    
Ethan Allen  
Jane Griener      
Troy Slade 
Jeff Davis 
Susan Whittenburg 

 
The meeting was adjourned at 9:46 p.m.   


