
1 

 

PC February 15, 2022 

ALPINE CITY PLANNING COMMISSION MEETING 

Alpine City Hall, 20 North Main, Alpine, UT 

February 15, 2021 

 

I.  GENERAL BUSINESS 

 

A. Welcome and Roll Call: The meeting was called to order at 7:00 p.m. by Co-Chair John 

MacKay.  The following were present and constituted a quorum: 

 

Chair:   

Commission Members: John MacKay, Ethan Allen, Troy Slade, Jeff Davis, Susan Whittenburg 

Excused: Jane Griener, Alan MacDonald 

Staff: Jed Muhlestein, Austin Roy, Marla Fox 

 

 B.  Prayer/Opening Comments: Ethan Allen 

 C.  Pledge of Allegiance: Troy Slade 

 

II.  PUBLIC COMMENT 

No Public Comment 

 

III. REPORTS AND PRESENTATIONS 

A. Land Use Training – Jordan Cullimore with The Office of the Property Rights Ombudsman 

Jordan Cullimore explained that one of his roles is to travel to cities and do individual trainings and answer 

questions about land use and imminent domain.  He said he helps with mediating property disputes and 

hopes the parties don’t have to go to court.  

 

The role of the Planning Commission is to decide what their community will look like.  There is the policy 

side and the technical side.  The Planning Commission should focus on services, transportation, utilities, 

and gathering information when making Legislative decisions to pass on to the City Council.   

 

By State law, Public Hearings happen with the Planning Commission.  

  

Considerations when making Legislative decisions: 

Local legislative decisions may not violate applicable state or federal law; 

If it is reasonably debatable that the decision is consistent with the public interest, a court will uphold the 

decision as legal; 

The legislative body should attempt to strike an appropriate balance between the public and the city. 

 

Administrative Decisions: 

Administrative decisions generally involve applying existing codes to a particular development proposal, 

based on individual facts and circumstances. 

 

Typical Administrative Decisions: 

Subdivision plat approval; 

Conditional use permit; 

Approval of a variance; 

Site Plan approval;  

Building Permit. 

 

Considerations when making administrative decisions: 
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The land use authority may not rely on public opinion or preferences as the basis of an administrative 

decision.  The land use authority may receive input from the public for the purpose of gathering facts and 

evidence to support its conclusions and its decision.  Evidence must be factful, credible, and relevant.  This 

could be a traffic study, or a report from an engineer. 

 

What is the role of the Planning Commission during imminent domain?  Jordan Cullimore said the Planning 

Commission doesn’t need to be involved in this unless the City Council asks for a recommendation.  The 

city has to give an offer, the property owner can counter or say it’s not a fair offer.  The city pays for an 

appraisal and if they can’t come to an agreement, then it would go to a mediator and then from there, a 

filing for imminent domain. 

 

Accessory Dwelling Units: 

No city has figured out the current housing crisis.  The State stepped in to give some guidance.  State law 

requires cities to plan for realistic development for moderate housing and make adjustments.  Cities need 

to plan for this by having less restrictive zoning requirements and allow accessory dwelling units that are 

affordable.  You can’t regulate the size of the accessory unit or extra frontage, but you can require additional 

parking spots. 

 

Short Term Rentals: 

Be specific in your zoning ordinance. Verbiage needs to cover restrictions of the duration of stay if short 

term rentals are not allowed in your city. 

 

Reasonable Accommodations: 

This covers group homes or rehab/addiction housing.  Someone recovering from an addition is a protected 

class.  When considering a group home, and it doesn’t comply with local zoning, you need to follow State 

Laws. 

 

IV.  ACTION ITEMS 

 

A. Public Hearing – Trail Master Plan Update – Lambert Park 

Austin Roy explained that the trail committee is proposing changes to the trail system in the south end of 

Lambert Park, the area around the water tank. The proposed changes are primarily to improve 

sustainability of the trail system, create better trails for the users of the park, and to design trails in such a 

way to discourage shooting activity on forest land.  

The changes to the trail system would include the creation of two new flow trails (downhill bike only), 

one hiking only trail, and one mixed use trail. Other existing trails that are not sustainable would be 

reclaimed and revegetated. Utility roads would not be impacted by the proposed changes. 

John MacKay opened the Public Hearing. 

Will Jones said the goal is to get people up to the top by the shooting range.  He said sustainability of the 

trails is a big issue.  He said we have volunteers to help a couple times a year but not much money. He 

said he may have a $50,000 donation that will help a lot.   A new walking trail was added to give access 

to more people in Lambert Park.  Will Jones said if we follow our ordinances, we can control what 

happens in Lambert Park.  He said we don’t need a third party to come in and do it for us. 

John MacKay closed the Public Hearing. 
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MOTION: Commission Member Jeff Davis moved to recommend that the Trail Master Plan update for 

Lambert Park be adopted as proposed. 

Ethan Allen seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:        

Ethan Allen 

John MacKay 

Troy Slade 

Jeff Davis 

Susan Whittenburg 

 

B. Public Hearing – Amendment to Alpine City Standard Specifications and Details – Canyon 

Crest Widening 

Jed Muhlestein explained that Canyon Crest Road is one of Alpine City’s main arterial roads and means of 

ingress/egress outside the city. During peak hour morning and afternoon time periods this road sees 

significant traffic congestion. In 2018 Alpine, Highland, and Lehi teamed together and submitted a proposal 

to Mountainland Association of Governments (MAG) to do a North Utah County/SR-92 traffic study. The 

purpose of the study was to identify projects that would alleviate traffic congestion north of SR-92. The 

proposal was accepted, and the study was completed shortly thereafter.  

 

The study looked at all the major intersections along SR-92, from I-15 in Lehi to the mouth of American 

Fork Canyon. The study shows a need to add lanes at the intersection of 4800 W / SR-92 and extend those 

improvements northward into Alpine. This means expanding the current cross section of Canyon Crest Rd 

from a three-lane road to a five-lane road. The expansion would result in two travel lanes in both directions 

with a middle turn lane.  

 

The project will be proposed to be phased into three parts. The first phase would include intersection 

improvements at the intersection of 4800 W / SR-92 and extend those improvements (adding lanes) to 

Healey Boulevard in Alpine. If approved, the project would be funded over the next five years and 

constructed shortly thereafter, assuming all required right-of-way is purchased. The estimated cost for Phase 

1 is $8,944,000 (2025). There is a 6.77% match requirement. Alpine City would only be responsible for 

matching the portion of roadway costs that is constructed in Alpine City limits.  

 

In order for the project to move forward, Alpine City’s General Plan must support a 5- lane arterial road at 

this location. The General Plan itself does not need to be modified, but several documents it references 

would need to be. Changes must be made to the Transportation Master Plan Map, Standard Specifications 

and Details, and Development Code. The specifics on those changes are found in the Staff report.  

 

MAG requires these changes to be made prior to Final Concept Application due date on March 17, 2022. 

 

A study has been done and the result was that we need more traffic lanes.  It is proposed to go from a three-

lane road to a five-lane road.  A consultant was hired, and they proposed a ninety-six-foot right-of-way.  

After reviewing this and laying it out, it was determined that it wouldn’t work.  Then we looked at an eighty-

three-foot right-of-way.  We are trying to finish the traffic plan and help the flow of traffic.  The project is 

proposed to be broken up in phases.  This would be a five-year funding cycle.  This is still a way out because 

it takes time to move through the process.  Phase One will start at SR 92 and head north to Healey Blvd in 

Alpine.  Phase Two would continue to Ridge Drive, and Phase Three would continue to the round-a-bout.  

Jed Muhlestein said this will be impactful to certain residents in the path of the road widening, but it is 

necessary. 
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C. Public Hearing – Amendment to Transportation Master Plan Map – Canyon Crest Widening 

Jed Muhlestein said we need to make a major and a minor arterial road category in the Transportation 

Master Plan. 

 

 

D. Public Hearing – Ordinance 2022 -04 Design Standards and Sub. Definitions – Canyon Crest 

Widening 

Jed Muhlestein said we need to split this into two classifications and add a major arterial street of eighty-

three feet and the minor arterial street of  sixty-six feet. 

 

John MacKay opened the Public Hearing for all three Canyon Crest agenda items. 

John MacKay closed the Public Hearing. 

MOTION: Commission Member Ethan Allen moved to recommend approval of the proposed changes to 

the Transportation Master Plan map, Standard Specifications and Details, and ordinances 4.03.010 & 

4.07.040 with the following conditions: 

 Jeff Davis seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:        

Ethan Allen 

John MacKay 

Troy Slade 

Jeff Davis 

Susan Whittenburg 

 

E. Public Hearing – Ordinance 2022-03 Accessory Structures & Swimming Pools 

Austin Roy said the City’s setbacks standards are divided into two separate categories, main buildings, and 

accessory buildings. Main buildings include homes, office buildings and barns. Accessory buildings include 

all other structures and building types. However, the code is not clear on how setbacks apply to structures 

that might not be defined as a building. For example, swimming pools, water slides, diving platforms, 

waterfalls, pergolas, etc. do not necessarily meet the definition of a building but they should still be 

regulated by setback standards. Staff is recommending changes to the Development Code to make it more 

clear how setbacks apply to swimming pools and accessory structures. Please see attached proposed 

ordinance for recommended changes. 

 

Austin Roy said the verbiage is proposed to be changed from accessory building to accessory structure.  

This will help include all structures that are not considered a building. 

 

Austin Roy said swimming pools should have their own set of standards because they are mostly in the 

ground, and don’t stick up to block anyone’s view.  He proposed a ten-foot rear setback and a ten-foot side 

setback. 

 

Susan Whittenburg asked how close someone could build next to a trail easement.  Austin Roy said residents 

have to build on their own property and within the setbacks.  Most setbacks will be within the ten-foot 

setback. 

 

John MacKay opened the Public Hearing. 
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Will Jones said he is favor of this. 

John MacKay closed the Public Hearing. 

 

MOTION: Commission Member Troy Slade moved to recommend that Ordinance 2022-03 be adopted 

as proposed. 

Susan Whittenburg seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion 

passed.  

Ayes:     Nays:        

Ethan Allen 

John MacKay 

Troy Slade 

Jeff Davis 

Susan Whittenburg 

 

F. Public Hearing – Ordinance 2022-05 Accessory Dwelling Unit Requirements 

Austin Roy said in 2021 the Utah State Legislature updated the requirements for Accessory Dwelling Units 

(ADU’s). Alpine City code needs to be updated to meet the new requirements from the state. Specifically, 

a municipality cannot limit the square footage of an ADU.  

 

Staff recommends updating the code to be in compliance with State requirements. 

 

John MacKay opened the Public Hearing. 

John MacKay closed the Public Hearing. 

 

MOTION: Commission Member Ethan Allen moved to recommend that Ordinance 2022-05 be adopted 

as proposed. 

Jeff Davis seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:        

Ethan Allen 

John MacKay 

Troy Slade 

Jeff Davis 

Susan Whittenburg 

 

 

IV. COMMUNICATIONS 

No Communications 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: January 18, 2022 

 

MOTION: Commission Member Troy Slade moved to approve the minutes for January 18, 2022. 

 

Ethan Allen seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion passed 

unanimously. 

 

Ayes:     Nays:      

Ethan Allen       
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Troy Slade 

John MacKay 

Jeff Davis 

Susan Whittenburg 

 

 

MOTION:  Commission Member Ethan Allen moved to adjourn the meeting.   

 

Susan Whittenburg seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion 

passed unanimously. 

 

Ayes:     Nays:      

Ethan Allen       

Troy Slade 

John MacKay 

Jeff Davis 

Susan Whittenburg 

 

The meeting was adjourned at 9:00 p.m.   


