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December 5, 2017 

ALPINE CITY PLANNING COMMISSION MEETING AT 

Alpine City Hall, 20 North Main, Alpine, Utah 

December 5, 2017 

 

I. GENERAL BUSINESS   

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

Cosper.  The following Commissioners were present and constituted a quorum: 

 

Chairman: Co-Chair Jason Thelin 

Commission Members: Bryce Higbee, Jason Thelin, David Fotheringham, Jane Griener, John 

Gubler, Carla Merrill 

Staff: Austin Roy, Jed Muhlestein, Marla Fox 

Others: Mayor Wimmer, Lon Lott, Lorainne Lott, Sylvia Christensen, Ross Welch 

 

A. Prayer/Opening Comments: Carla Merrill 

B. Pledge of Allegiance: David Fotheringham 

 

 

II. PUBLIC COMMENT 

Lon Lott asked that Carla Merrill speak more loudly into the microphone, as it was difficult to 

hear her comments on the audio recording.  

 

 

III.ACTION ITEMS 

A. Meeting Schedule 2018 

 

MOTION: Jane Griener moved to recommend approval of the proposed 2018 Meeting Schedule 

with the removal of the January 2nd, April 3rd, and July 3rd meetings. 

 

David Fotheringham seconded the motion.  The motion passed with 6 Ayes.  Bryce Higbee, 

Jason Thelin, David Fotheringham, Jane Griener, John Gubler and Carla Merrill all voted Aye. 

 

 

B. Annexation Petition – KM8 - Will Jones 

Austin Roy, City Planner, explained that KM8 Holdings and Will Jones had submitted an 

annexation petition to Alpine City to annex 69.19 acres located north of Alpine Cove into Alpine 

City boundaries.  The proposed property was in Alpine City’s Annexation Declaration Area, and 

it had a boundary contiguous to Alpine City.  All property owners of the proposed annexation 

area had signed the petition in favor of the annexation.  Mr. Roy stated that the concept plan 

showed 34 lots, but the applicant had indicated that this number could be reduced by two or three 

lots.  The plan also showed access points from Oakridge Drive and Alpine Cove Drive.  

 

Jed Muhlestein noted that there were a few items that needed to be examined by staff, including 

a secondary access.  The second access was necessary since the property was part of the Urban 

Wildland Interface.  The Fire Marshal had reviewed the concept plan for this development and 

said that it met the requirements for secondary access.  However, he had a concern about the 
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entire northeastern area, as all these development access off Grove Drive.  The Fire Marshal did 

not make any recommendations, he just expressed a concern.  

 

Regarding traffic, Jed Muhlestein explained that the packet included existing traffic studies that 

he had pulled from other developments in the area.  If KM8 were to be annexed into the City 

with 31 lots, it would increase traffic on Grove Drive by 36%.  Staff had discussed the possibility 

of requiring the developer to make or contribute funds to make improvements to Grove Drive if 

they were annexed into the City.  

 

Jed Muhlestein then explained that the City Council’s primary concern about this potential 

annexation was water.  The proposed development was at an elevation that could not be serviced 

by secondary water, so the only water the City could provide would be culinary.  This would 

impact the City’s source of culinary and secondary water.  To assist the City, staff recommended 

that the developer come up with their own water source and install whatever infrastructure they 

needed to bring water to their development.  He explained that if the developers were able to 

provide their own secondary water through a well, or something similar, that would relieve the 

burden from the City’s culinary water and possibly provide secondary water to surrounding 

developments.   

 

Jane Griener commented that this property had come before the Planning Commission before 

and the applicant was told that the property could be zoned CE-5 if they were annexed into the 

City.  Jason Thelin said this was a new applicant and a new application.   

 

Jane Griener was concerned about the proposed density of the lots and how that would affect 

water usage.  Jed Muhlestein said the water issue would exist even if the development was a 

lower density.   

 

The Planning Commission felt that making a recommendation to the City Council on this 

annexation was a bit premature.  They wanted more information about how the applicant would 

address the issues brought up by staff.  It was suggested that the Planning Commission provide 

some feedback for the applicant and not make a recommendation to the City Council at this time.  

 

Ross Welch, representing KM8, noted that the last time they approached the City regarding 

annexation they were told that the zoning would be for one acre lots.  He then explained that 

there was an existing agreement with the Alpine Cove development to add connections into their 

water system, but there still would not be enough water.  He and the other developers would look 

into digging a new well.  Mr. Welch said that the State standards of 4.3 acre feet of water per 

home was much higher than what was actually being consumed.   

 

Jed Muhlestein said that the City would need to test the potential well to see how much water it 

could produce.   

 

Bryce Higbee asked Mr. Welch to expound on the traffic issue.  Mr. Welch said Grove Drive 

was considered by the County to be a collector road, but it was not built to that capacity.  

Therefore, all completed traffic studies show that Grove Drive would be able to handle the 
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increased traffic, even if this was not the reality.  Mr. Welch said he and the other developers 

would be willing to participate in resolving the traffic issue.  

 

Carla Merrill asked if a new well would service the existing subdivisions in the area.  Jed 

Muhlestein said it would help the new annexations, but not the Box Elder subdivision because 

they don’t have a pressurized irrigation system.  

 

Jed Muhlestein requested that the applicant provide a geotechnical hazards report to determine 

buildable areas.  Since the concept subdivision was not a PUD, they would be subject to normal 

subdivision standards.  One of those standards states that buildable envelopes cannot have a 

slope exceeding 20%.  He also noted that the basic slope calculations for this property would 

allow for 33 lots.  

 

Jane Griener said they needed more information on the water and traffic issues before making a 

recommendation to the City Council.  Jed Muhlestein said staff had talked about a development 

agreement, which would ensure these issues were resolved before development occurred.   

 

Mr. Welch said he would like to have time to work with staff on these issues and come back to 

the Planning Commission at a later date.  

 

Jane Griener said she would prefer to see a lower lot count.  Mr. Welch explained that they 

would already be reducing the lots from 38, which is what they could get if they stayed in the 

County, to 32 lots.  He said it would be better to take the money from those additional lots to 

help pay for the infrastructure that would benefit the whole community.  

 

There was some discussion about secondary and emergency accesses for this area.  

 

MOTION: David Fotheringham moved to recommend to KM8 and Pine Grove that they work 

with staff and address the following: 

 

1. Prepare a slope analysis for the building envelopes of the lots 

2. Ideas on how to satisfy the water plan 

3. Create a traffic management plan to include the improvements to Grove Drive.  

4. Bring forth a geotechnical hazards plan and a trail plan 

 

Jane Griener seconded the motion. The motion passed with 6 Ayes and 0 Nays.  Bryce Higbee, 

Jason Thelin, David Fotheringham, Jane Griener, John Gubler and Carla Merrill all voted Aye.   

 

 

C. Annexation Petition –Pine Grove-Ross Welch 

Austin Roy explained that Ross Welch had submitted an annexation petition to Alpine City to 

annex 159.79 acres located northeast of Alpine Cove into Alpine City boundaries.  The proposed 

property was located in Alpine City’s Annexation Declaration Area, and had a boundary 

contiguous to Alpine City.  All the property owners of the proposed annexation area had signed a 

petition in favor of the annexation.   
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The motion regarding this application was included in the previous item.  

 

 

D. General Plan – Parks, Recreation, Trails & Open Space 

Austin Roy explained that the Trail Committee has submitted an updated Trail Master Plan as 

part of the City’s effort to update the General Plan.  The Planning Commission decided to revisit 

this item from the previous meeting.  

 

In response to a question from the Commission, Jed Muhlestein explained that the previous 

Planning Commission Chair, Jannicke Brewer, had requested the sidewalks be removed from the 

trails map because she did not consider them to be “trails”.  The Trail Committee agreed. 

 

The Planning Commission had no issues with the trail map.  Jed Muhlestein identified locations 

where new connections would be made within some new developments.  The Planning 

Commission then discussed where trails were located in the Pine Grove area.  They felt that the 

plan for this area was a little weak and needed further consideration.  

 

 

E. General Plan – Economic Development 

Austin Roy explained that the Economic Development Element of the General Plan had been 

updated and revised from the previous version adopted in March 2013.  The new revisions would 

condense and simplify the language while maintaining the goal and polices of the past revision.  

The revised goal and policies are as follows: 

 

GOAL #1 

To promote economic growth and commercial development that attracts local resident 

spending in the community, while still preserving the City’s small town historic feel. 

 

Policies  

1.1 Seek to attract a stable flagship business that will stimulate economic growth and 

attract other likeminded businesses to the community. 

1.2 Seek to expand and retain existing businesses in the community. 

1.3 Seek to attract new low-impact businesses that fit the character and scale of 

Alpine City. 

1.4 Promote patronage of local businesses from the citizens of Alpine and 

neighboring communities. 

1.5 Actively work with developers to influence and encourage the best possible 

designs and outcomes for the community. 

1.6  Seek to enhance parks, trails, and open space near the business commercial zone 

to compliment commercial development and thus create an area that is ideal for 

local leisure activity, shopping, and recreation. 

 

The Planning Commission discussed Alpine City’s intentions of attracting businesses into the 

City.  They weren’t sure if the City was actively seeking retail businesses or simply allowing 

them.   
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Councilman Troy Stout pointed out that there were residents in and near the business district.  

The City needed to let the residents know there was potential for commercial businesses to be 

built near or adjacent to their homes.  

 

David Fotheringham felt that Policies 1.2 and 1.4 conveyed the same idea, and he suggested that 

they remove 1.2.  He also believed they could remove 1.1 because it was very similar to 1.5.  

Jason Thelin argued that 1.2 and 1.4 were different and they should both remain.  

 

John Gubler said businesses wouldn’t want to come into Alpine because they wouldn’t succeed 

in the City.  There was discussion about bringing in an anchor tenant grocery store, and other 

ways to attract business.  

 

Bryce Higbee commented that he liked the goal and policies as presented.  

 

Jason Thelin commented that he was in favor of allowing and even promoting mixed use 

developments in Alpine City.  

 

IV.COMMUNICATIONS 

It was noted that the next Planning Commission Meeting would be on January 16, 2018.  Steve 

Cosper and Carla Merrill would be leaving the Commission and they would be welcoming new 

Planning Commissioners next year.  

 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: November 7, 2017 

 

MOTION: Jane Griener moved to approve the Planning Commission Minutes for November 7, 

2017 as written. 

 

Bryce Higbee seconded the motion.  The motion passed with 6 Ayes and 0 Nay.  Bryce Higbee, 

Jason Thelin, David Fotheringham, Jane Griener, John Gubler and Carla Merrill all voted Aye. 

 

 

ADJOURN 

Jason Thelin stated that the Planning Commission had covered all the items on the agenda and 

adjourned the meeting at 8:30 p.m. 


