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PC March 15, 2022 

ALPINE CITY PLANNING COMMISSION MEETING 

Alpine City Hall, 20 North Main, Alpine, UT 

March 15, 2021 

 

I.  GENERAL BUSINESS 

 

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

MacDonald.  The following were present and constituted a quorum: 

 

Chair:   

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

Davis 

Excused: Jane Griener 

Staff: Jed Muhlestein, Austin Roy, Marla Fox 

 

 B.  Prayer/Opening Comments: Jeff Davis 

 C.  Pledge of Allegiance: John MacKay 

 

II.  PUBLIC COMMENT 

No Public comment 

 

III. REPORTS AND PRESENTATIONS 

None 

 

IV.  ACTION ITEMS 

 

A. Public Hearing – Ordinance 2022-08 – Exposed Face of Retaining Walls 

Austin Roy explained that the current retaining wall ordinance is not clear on when an exposed face of a 

retaining wall is considered viewable from the nearest public right of way. The proposed amendments 

seek to clarify the parameters for regulating retaining walls. 

Austin Roy explained that if a retaining wall is visible, it can only be nine feet tall.  If it is not visible, it 

could be taller.  He said we want to clarify what it means to have a visible wall. He said this is coming 

forward because we need to expand the cemetery and all the flat spots have been taken.  He said we need 

to build retaining walls in the cemetery on the hills and this ordinance needs to be changed because we’ll 

need retention walls and some of those will need to be taller than nine feet. 

The proposed ordinance would state:  Exposed face of retaining wall - The part of a retaining wall that is 

above ground and visible.  An exposed face of a retaining wall shall be considered visible from the 

nearest public right of way when the alignment of the wall is within 60 degrees of parallel to the nearest 

public right of way. 

Alan MacDonald opened the Public Hearing. 

Beth West. Resident, wanted to know what 60 degrees parallel meant.  Austin Roy explained the meaning 

of the ordinance. 

Andrew Young, resident, wanted to know if this ordinance protects neighbors.  He said he didn’t think 

anyone would be upset about wall at the cemetery, but if the walls were next to a neighbor, we need to 

think if the neighbor would be upset.  Austin Roy said we have to go with hard numbers in the ordinance 
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because each neighbor is going to be different.  One neighbor might be okay with a nine-foot wall and the 

other neighbor is going to be upset with a three-foot wall.  

Jeff Davis said the goal is to be consistent in what we do. Alan MacDonald explained what the Planning 

Commission’s duty was and that they are a recommending body, and most items are sent to the City 

Council for approval.  He said the Planning Commission tries to follow the ordinances of the city.  

Sometimes we get requests for variances and exceptions. 

Alan MacDonald closed the Public Hearing. 

Austin Roy said the retaining wall ordinance came about because of a wall that was built on the northwest 

side of town which was visible from very far away with large boulders and people didn’t like it.  The 

nine-foot height was a compromise and if you go taller, the wall needs to be tiered with vegetation in 

between to break it up so it doesn’t look like one solid shear face. 

MOTION: Commission Member Ethan Allen moved to recommend that Ordinance 2022-08 be adopted 

as proposed. 

 Jeff Davis seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:  

Alan MacDonald       

Ethan Allen 

John MacKay 

Susan Whittenburg 

Troy Slade 

Jeff Davis 

 

B. Public Hearing – Concept Plan – Three Falls Upper Parking Lot 

Austin Roy explained that it is proposed that additional upper parking be approved for the Three Falls 

Subdivision. The proposed parking lot would provide an upper access point and trailhead to the Three 

Falls trail system. 

The proposed parking lot includes 20 parking stalls and is accessed via an 18-foot-wide driveway off 

Three Falls Drive. The parking would be just south of the pond. 

All improvements to public open space require a recommendation from the Planning Commission and a 

supermajority vote of approval from the City Council (3.16.040). 

Austin Roy explained that this parking lot will be on public open space and will connect to the public 

trail.  It will be an asphalt parking lot.  He said currently the land is being used as a staging area for 

construction, but that would be moved when construction is complete. 

Alan MacDonald opened the Public Hearing. 

 

Frasier Bullock 2085 N Three Falls Drive, developer of Three Falls.  He said he has three key points to 

make.  Number one is that they were required to redo Fort Canyon Road which cost six million dollars.  

Two, they were required to build a lower parking lot so the public would have access to the trails.  Three, 

we built a trail system.  He said there was a long list of things they agreed to do and in exchange for that, 
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there were a few key things we asked for from the city.  One of these things was to only have two ADA 

parking spots up higher.  He said we provided parking down lower and didn’t want a big parking lot in the 

middle of their subdivision.  He said the city agreed to this and it was all part of a package deal.   

 

 

Mr. Bullock said he is surprised that a deal was made and now the city wants to do a new deal.  He said he 

was personally involved in the deal that everyone collectively agreed to.  He said the public wanted access 

to the area, so they put in a thirty-spot parking lot down lower with a nice bathroom.  They added a trail 

system for public use, and if they are disabled, they can go to the upper ADA parking spots which was in 

the original plan. 

 

Mr. Bullock said most of the lots have been sold and the residents bought their lots based on the deal that 

we had with the city.  He said it is not right to change the plan at this point because that was not what was 

agreed upon and the residents who live next to the proposed parking lot are going to say they’ve been 

damaged, and it could get ugly. Mr. Bullock said they have spent eight million dollars living up to their 

side of the agreement. 

 

Austin Roy said this parking plan was not the original plan, to make this change to our public open space 

it would need a super majority vote from the City Council. 

  

Will Jones, developer, said they were required to put in trails, and he said they have doubled the number of 

trails required.  He said it is not fair to the residents who bought lots in this subdivision to throw a parking 

lot in there which was not what was agreed upon when the subdivision was approved.  He said they have 

already provided thirty spaces and a nice trail system. He said we have gone beyond our agreement to give 

nice landscaping; we take care of the landscaping and pay for the water.  He said originally, the pond was 

in the private open space and during the negotiations, it got turned into public open space.  He said they 

plan to have a nice walking path around the pond for the publics use.  He said this is a very big concern to 

the people who will live next to this property.  He said they have given and given, and the city keeps wanting 

to take more and more. 

 

Mr. Ricks, resident, Three Falls Drive, asked if there was a written agreement about this development.  

Austin Roy said there was a written agreement, but this is city property.  Mr. Ricks said that is unfortunate 

because the residents have bought in this development with agreements in place and if the city goes back 

on that agreement, then that is bad faith. 

 

Aaron Skonnard, resident, Three Falls, said he is strongly opposed to this parking lot.  He said this would 

be a lack of integrity by the city if they go back on what they agreed upon. 

 

Rob Gardner, resident, Three Falls, said his bedroom window faces the road and he sees and hears all the 

traffic coming in late at night and is concerned about a hidden spot that people could go to at all hours of 

the night.  He said people are not coming up at those hours to walk the trails. 

 

Mr. Sorenson, resident, Three Falls, said he opposes the parking lot and said residents got last minute notice 

about this meeting and had they known, it would have been a packed house.  He said all the residents have 

invested a substantial amount of money to build in this development and said the city should honor their 

agreement.  He said he could not be more opposed to this. 

 

Breezy Anson, resident, said he is on the trail committee and said this is the first he has heard of this parking 

lot.  He said the ADA parking for accessibility is great, but most people going up there are biking or running.  

He said he would like the trail committee to discuss this.  He said most bikers access the trails from Corner 
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Canyon or parking in the lower parking lot.  He said he didn’t think twenty parking spots up higher would 

get used. 

 

Alan MacDonald said people are coming into this area on bikes or walking in.  He said this parking lot 

could create a shuttle area for people wanting to ride downhill. 

 

Ethan Allen asked how far it is from the lower parking lot to the pond.  Breezy Anson said it is about two 

miles. 

 

Mrs. Ricks, resident, Three Falls, said the traffic is insane.  She said people fly up and down the street and 

she is concerned about her grandchildren.  She said she is concerned about another parking lot and 

additional traffic. 

 

Mr. Young, Stonehedge, said this is a community of retirees and they want quiet.  He said he doesn’t care 

about the millionaires, but this is principle.  He said if the city says, this is our property and we can do what 

we want with it, what are you going to say when they build a parking lot in your backyard? 

 

Alan MacDonald said it is difficult, and the city does listen to the neighbors.  He said the Planning 

Commission has to base their decisions not only on what these neighbors want, but on what is best for all 

Alpine residents.  He said this is public open space and the impact is more than just these neighbors.  Others 

will want to go up there and enjoy the area too and it is a balancing act for us sometimes. 

 

Pete Larkin, resident, asked when the original agreement was made.  Will Jones said in 2015.  Mr. Larkin 

asked if the current Mayor and Council were aware of that agreement. 

 

Alan MacDonald closed the Public Hearing. 

 

John MacKay said this is an interesting dilemma. He said this is a safety concern because the parking lot is 

hidden and isolated from public view.  He asked if the parking lot was really needed. 

 

Susan Whittenburg said Three Falls is a beautiful area and said she loves to hike and bike up there.  She 

said she gets the feeling from people there that this is now private, and the public shouldn’t be there.  She 

said that is not the case.  This is a public area, and it always has been.  

 

Alan MacDonald asked why there is a change from the two ADA spots to twenty parking spots.  He asked 

if there had been a request for this. 

 

Austin Roy said he looks at this as a new proposal and may not have anything to do with the ADA parking. 

 

Jeff Davis said his feeling is that the residents don’t want anything more than the two ADA spots that were 

agreed upon.  He said he thinks it would be worse to have a parking lot with fewer stalls because people 

will drive up there hoping to get a spot and they are full, so they park on the street.  He said he would rather 

have more spots to park to avoid the street parking.  He said for the last two years, people have been told 

they can’t go up there.  Security has stopped people and told them this is private property.  The general 

perspective has been that the public is not allowed up there. 

 

Breezy Anson said he thinks the people who would use this parking lot are people who want to go to Sliding 

Rock or the bridge, or to walk up in the area.  He doesn’t’ think you’ll get much bike traffic.  He said if you 

give people an option, they’ll bypass the two miles and park on the upper lot. 
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The Planning Commission said this should go before the Trails Committee for discussion.  What kind of 

impact would an upper parking lot have on the trails, the residents, and the traffic? 

 

Breezy Anson said it was concerning that no one knew about this parking lot until today. 

 

Ethan Allen said he is concerned about the past agreement with the city. 

 

Alan MacDonald said he would like to know what the agreement with the city and the Three Falls 

developers was. He wants to know if we change the two ADA parking spots to a twenty-spot parking lot, 

does that breach the agreement and expose the city to litigation.  He said it is hard to make a 

recommendation without vetting all the information and concerns by the residents and the city. 

 

Ethan Allen said as a resident, he would like to see parking in the upper area.  He said he doesn’t know 

what the agreement says, but if there were a parking lot up there, he would use it.   

 

Susan Whittenburg said the public needs to feel welcome and there needs to be a balance. 

 

Jeff Davis said the residents don’t want this parking lot and he understands why.  He said he thinks a good 

majority of the rest of Alpine Residents would want the parking lot for better access to the pond area and 

public open space.  

 

Alan MacDonald said Jeff Davis makes some good points, but there was an agreement between the city 

and the developers.  The developers could have given certain things up in order to make this agreement and 

he is concerned about it.  Maybe the ADA parking was a recommendation with the city and it’s not 

enforceable.  He said the developers gave up abc to get xyz and that included two spaces not twenty spaces. 

 

MOTION:  Commission Member John MacKay moved to table the proposed parking plan until we get a 

report from the Trails Committee and a legal review by the City Attorney of the original Three Falls 

agreement. 

 

Susan Whittenburg seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion 

passed.  

Ayes:     Nays:  

Alan MacDonald       

Ethan Allen 

John MacKay 

Susan Whittenburg 

Troy Slade 

Jeff Davis 

 

C. Public Hearing – Pickleball Considerations & Concept Plan – Burgess, Creekside, & Healey Parks 

Austin Roy explained that in November of 2020 the City Council approved pickleball courts, a pavilion 

and playground at Healey Park. Since that time, the City Council has considered changing the overall 

plans for Healey Park and for the City’s pickleball courts in general. 

All improvements to public open space require a recommendation from the Planning Commission and a 

supermajority vote of approval from the City Council (3.16.040). 



6 

 

PC March 15, 2022 

Staff is now seeking approval for improvements to Healey Park. Specifically, the location of the approved 

pavilion. Also, staff is seeking a decision on additional pickleball courts, whether that be to install new 

courts at Healey Park, or to modify existing tennis courts at either Burgess Park and/or Creekside Park. 

Austin Roy showed on a map where the proposed pavilion could go at Healey Park.  He said Creekside 

Park and Burgess Park already have pavilions and would be a good fit for Healey Park.  He said if the 

pickle ball courts were built at Healey Park, they would be built from scratch because there are no tennis 

courts there.  He said it would be much more expensive than sharing tennis courts. 

Austin Roy said the tennis courts at Creekside Park and Burgess Park could be fitted with pickle ball lines 

so both games could be played on the same court or just convert some of the tennis courts to pickle ball 

courts.  He said he doesn’t know what the tennis community would think about that. 

Alan MacDonald opened the Public Hearing. 

Whitey Anson, 484 Westfield, said we need more pickle ball courts.  He said the demand has increased 

one hundred percent for five years in a row.  He said all the churches have added lines on their courts and 

there is a waiting line to play.  He said if we convert the tennis court at Burgess Park, it will cost $40,000.  

The four courts at Creekside Park would cost $120,000.  He said everyone from the elderly to the young 

can play pickle ball. He said we can build these courts for half the cost if you use the tennis courts.   He 

said we need lights at Creekside Park. 

Pete Larkin, resident, said he supports sharing the tennis courts and adding pickle ball courts.  He said 

kids are already using the courts to play pickle ball.  He said this would be a good economical decision as 

well. 

Beth West, resident, said parking at Burgess Park is busy because of baseball.  She said if residents want 

to use the park for tennis and pickle ball, then baseball should be managed.  She wanted to know if the 

baseball teams were from Alpine.  She said the resident needs should come first.  She said we shouldn’t 

cater to sports teams from other cities and that is not Alpine’s responsibility. 

Alan MacDonald said the baseball fields are a revenue maker.  Teams come from all over and the parking 

is crazy.  He said most cities have their own pickle ball courts and feels like the majority of users are from 

Alpine. 

Andrea Gordon said Burgess Park is smaller than Creekside but has a lot of stuff going on with baseball, 

football, rugby, tennis, basketball, volleyball, two playgrounds and pickle ball.  She said the middle 

school uses this park as well.  She said the tennis courts at Burgess Park are being used more than the 

Creekside courts and said the pickle ball courts should be spread out. 

Mr. Young, Stonehedge, said he represents the Healy neighborhood and said they are grateful the city is 

listening to them and putting the pickle ball courts at a different location.  He said they will be happy with 

the pavilion. 

Alan MacDonald closed the Public Hearing. 

 

MOTION:  Commission Member Susan Whittenburg moved to recommend that the improvements to 

Healey Park be approved as proposed and recommend that pickleball courts be located at: 
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1. Creekside Park on the two west side courts.  Each court have two pickle ball courts. 

Jeff Davis seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:  

Alan MacDonald       

Ethan Allen 

John MacKay 

Susan Whittenburg 

Troy Slade 

Jeff Davis 

 

 

IV. COMMUNICATIONS 

Susan Whittenburg said people didn’t know about the parking lot in Three Falls and said we need to let 

people know.  She said the people here tonight were all residents of Three Falls, and the conversation was 

one sided. 

 

Alan MacDonald said we need to find a way to get the information out to the residents.  He said if people 

want to be informed, they can be, but we could make it easier. 

 

Jeff Davis said where does it stop in Three Falls.  If that is public open space, city property, what if the city 

wants to add a pavilion?  Who is going to take care of that property?  What about vandalism?  Where do 

people go to the bathroom?  What are the hours going to be? 

 

Austin Roy said the more bathrooms that are open, the more work for city staff and we are shorthanded. 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: March 1, 2022 

 

MOTION: Commission Member John MacKay moved to approve the minutes for March 1, 2022, as 

written. 

 

Ethan Allen seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed 

unanimously. 

 

Ayes:     Nays:  

Alan MacDonald     

Ethan Allen       

John MacKay 

Susan Whittenburg 

Troy Slade 

Jeff Davis 

 

The meeting was adjourned at 9:10 p.m.   


