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

April 19, 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, John MacKay, Ethan Allen, Susan Whittenburg, Troy Slade, Jeff 
Davis 
Excused:  
Staff: Jed Muhlestein, Austin Roy, Marla Fox 
 
 B.  Prayer/Opening Comments: Susan Whittenburg 
 C.  Pledge of Allegiance: Ethan Allen 
 
II.  PUBLIC COMMENT 
No Public comment 
 
III. REPORTS AND PRESENTATIONS 
BYU/MAG Study – Connectivity Between Municipalities - POSTPONED 
 
IV.  ACTION ITEMS 
 

A. Public Hearing – Petition of Annexation – Box Elder South 
Austin Roy explained that the Residents of the Box Elder South Subdivision have submitted an 
annexation petition to annex the entire Box Elder South Plat A subdivision, including 59 developed lots 
on a total of 43.9 acres, into Alpine City. On March 22, 2022, the City Council accepted the annexation 
petition and sent it to the Planning Commission for further consideration. 

The Planning Commission and City Council must now review the proposed annexation, and weigh the 
potential pros and cons. In doing so, the following criteria should be considered (ADC 5.03): 

1. Whether or not it is in the interest of the City to annex additional land at that time. 
2. The capability of Alpine City to supply adequate municipal services to the area proposed for 

annexation, such as public streets, water, sewer, police and fire protection including what 
necessary improvements will be a requirement of the petitioners/owners of the property. 

3. Whether or not Water Rights will be required of all property annexed into Alpine City. If the 
property has a current water system, the City Council may require the dedication of the system 
and the water rights with any necessary improvements being made to the system by the owners 
of the water system as a condition of annexation. 

4. Whether or not the proposed annexation is consistent with the City's General Plan. 
5. What conditions, if any, should be attached to proposed annexations in order to provide 

adequate services, protect health or safety, or are necessary for proper implementation of the 
General Plan such as dedications for parks, trails, open space, road, of other public facilities. 

6. Whether as a condition and requirement of annexation, an annexation fee will be negotiated 
between the City and the petitioners. This fee may be separate and distinct from, and in addition 
to, any development impact fee assessed pursuant to the terms of the City's impact fee 
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ordinance. The purpose of these fees shall be to reimburse the city for any extraordinary impacts 
on the City and infrastructure which may be created by the annexation. 

7. Such other information as may be required or necessary to understand and evaluate the 
application/petition. 

 
Austin Roy said the developer originally came to the city to get approval for this development.  The city 
couldn’t come to an agreement, so the developer got approval through the County.  The city provides 
water, sewer, and garbage and is serviced by the fire and police.  Water rights have been previously given 
and they are not on the pressurized irrigation system because of the height of the subdivision.  

Austin Roy said if this development had been annexed into the city originally, they would have been 
approved for about twenty lots through a PRD (Planned Residential Development).  They would have had 
to give open space to the city.  Today, because it has already been approved and started, it doesn’t really 
match up to our ordinance and how we would have done things had it been annexed in the beginning.  It 
this subdivision is annexed; we could receive impact fees going forward. 

Austin Roy said average lot sizes are 21,000 square feet.  The lots don’t meet the city standards of a 110- 
foot frontage requirement.  The lots are in the Wildland Urban Interface area being on the hillside.  We 
require a secondary emergency access.  The dirt road coming out of the subdivision would suffice for the 
secondary road as is.  There is a trail easement on the east end where it meets forest land. 

Jed Muhlestein said the area is in the sensitive lands area that could have rockslides, mudslides, and 
earthquakes.  He said a geological study was done addressing the debris flow.  Sewer and water is given 
by the city, water rights have been given and there is no secondary water served in this area.  The streets 
conform to our residential streets and are thirty-four feet and we require thirty feet.   

Jed Muhlestein said he has an issue with the street names because they are duplicates of names already in 
the city.  He said if this subdivision was annexed, the names would have to be changed. 

Jed said he doesn’t have an issue with traffic because the residents of this subdivision are already using 
our roads.  

The pocket park would need to stay private and not maintained by the city staff. 

Martin Cawley, 3911 Prospector Way, said fifty-nine lots were planned and approved by the city in the 
past.  He said the residents understand the secondary access road is to be used for emergency access only 
and were all told that when they purchased their lots. Mr. Cawley said about half of the lots have been 
developed.   

Mr. Cawley said the roads are all up to standard and meet the ordinance.  He said this development is an 
island and sits in the middle of Alpine.  He said the residents use the city streets, parks, utilities, but do 
not contribute to any costs.  He said the residents are willing to contribute to the city because they know 
they use the services.  He said he would think the city would want control of this area as it sits in the 
middle of the city and conforms to the Alpine city standards. 
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Mr. Cawley said he is on the board of the HOA and said they try very hard to conform to the standards of 
the city.  He said the developer has no say in this.  He said they issue an HOA Fee to help with Lambert 
Park.  He said they also have a private park which they are happy to maintain. 

Mr. Cawley said being annexed will bring a sense of belonging, inclusion, and community at the 
increased benefit to Alpine City and is important to us. 

Jane Griener said because this property was on the map listed as annexation, doesn’t mean it was the 
intention to annex.  She said it was listed this way showing that it could be annexed, but not showing 
intent. 

Jane Griener opened the Public Hearing. 

Sara Blackwell, 457 Eastview Drive, said the current development doesn’t meet the requirement for 
annexation because there isn’t any open space.  She said nothing legally binds us to annex this 
development.  She said she doesn’t want to set a precedent by annexing this development.  She said it is 
too late because it has already been developed. 

Bob Zurcher, Cove Subdivision, said his subdivision was recently annexed even though they didn’t meet 
the annexation requirements.  He said his subdivision didn’t want to annex because of the additional taxes 
but they eventually did annex.  He said now you have people begging to come in. 

Clay Shuben, understands why these people want to come in and feel like they belong.  He said this could 
open up problems in the future by setting a precedent for developers to do what they want and then get 
annexed later.  He said he doesn’t want Moyle Road to be paved and said these residents would be voters 
and could vote to pave the road. 

Rachel Frazier, said Box Elder South is already part of the community because they go to church and 
school with us, the only thing they can’t do is vote.  She said she is not in favor of a road getting paved. 

Ed Bush, 1463 Box Elder Drive, said in addition to property tax, we don’t get sales tax.  He pointed out 
that there is a State Law that requires a city to show  

why we wouldn’t annex especially if the land is an island.  The Cove didn’t meet code and we annexed 
them.  The city has said just because they grant something for one development doesn’t mean they have 
to do it for another, so there is no precedent set. Alpine should learn not to lose control over their 
hillsides.  We should want to take control and mold this development and not complain about it. 

Alan McDonald said the city didn’t have control because the developer didn’t want to comply with the 
city ordinances and chose to go to the county to get more density.  Now that he got the density, they want 
to come in. 

Jerry Henley, said we have had situations where developers have pushed the city around.  He is concerned 
about the lack of water. 

Krissy Henneman, said the window of give and take has been closed.  The timing of this annexation is a 
lot different than if they did this at the beginning.  She said you can’t go to the County to get what you 
want and then come through the back door later to get annexed. 
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Jane Griener closed the Public Hearing. 

Alan McDonald said taxes would be about $250,000 and wanted to know if there is an additional cost to 
the city if this subdivision were annexed.  Jane Griener said the road would have to be plowed and that 
would be a cost. 

John McKay said nine lots have been built on. We are already providing services so the revenue would be 
incremental. 

Alan McDonald asked if all the criteria must be met, or can we excuse some of them.  Austin Roy said 
that is a question for the Attorney.  Austin Roy said the ordinances are law, but the annexation policy is 
more of a guideline. 

Alan McDonald wants to confirm with the Attorney that if this subdivision is annexed, the access road 
will not be paved.  He asked if there is an annexation fee and if so, who determines what it is.  Austin Roy 
said that would be up to the City Council. 

Jeff Davis asked about the history of this development and how close the developer got to developing in 
the city. Jed Muhlestein said we would have to research the issue.  Jeff Davis wanted to know if there was 
enough water.  Jed Muhlestein said they are already on the Alpine City water system, and it is a non-
issue. 

John MacKay asked if the building envelope and slope meets our zoning requirements. 

Ethan Allen said people are against what the developer did.  Is it better for us as a city to control what 
happens going forward?  

The Planning Commission had a discussion about what the city could control going forward such as 
accessory buildings, lighting. 

MOTION: Commission Member Alan MacDonald moved to table the annexation of Box Elder South 
Subdivision until further review. 

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

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

 
B. Pickle Ball Courts at Creekside Park 

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. 
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The Planning Commission reviewed a proposal to convert two tennis courts at Creekside Park into 
pickleball courts on March 15, 2022 and made a recommendation of approval to the City Council. 

The City Council reviewed the recommendation from the Planning Commission on March 22, 2022. 
After some discussion the Mayor and City Council felt that additional noticing would be a good idea. The 
City Council decided to continue the matter to the next meeting to be able to notify residents on the street 
near the park and hold a public hearing at the next meeting. 

On April 12, 2022, the City Council held a public hearing and reviewed the proposal to convert the tennis 
courts into pickleball courts, and ultimately decided that the tennis courts should not be altered. 

This item is now returning to Planning Commission to consider standalone pickleball courts to be located 
north of the tennis courts in Creekside Park. The layout would be a 1x4 configuration, for a total of 4 new 
pickleball courts. 

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 showed on a map the proposed location of four new pickle ball courts at Creekside Park.  He 
said this area is near parking and the other tennis courts.  He said a decision needs to be made because the 
courts have to be built when the weather is good.  He said the City Council will look at the financial part 
and we are only recommending approval for the location. 

Jane Griener said she thinks this is a good location and wants to keep the open spaces open. 

Austin Roy said the cost would be approximately $170,000 which is double what it would have been if 
we added them when we first talked about doing so. 

John MacKay said he would like to preserve the grassy area around the splash pad.  He said he would 
rather see the courts on the south side of the tennis courts. 

Austin Roy said the mayor suggested this site.  He said she weighed the pros and cons and thought this 
was the best spot. 

Jed Muhlestein said there is a storm drain in that location, but we can work with it. 

Kim Christensen, wanted to know why we would exchange future use for current use.  She said mothers 
use the grassy area by the splash pad to watch their kids.  She said the courts wouldn’t take up too much 
room on the south side.  She wanted to know what the city was saving that area for. 

Chrissy Henneman said the parking lot by the tennis courts is over-burdened and wanted to know why we 
would put the courts in that location. 

Jeff Davis asked if we could move the courts a little south towards the tennis courts.  Jane Griener asked 
if we would lose the trees. 

Alan Macdonald wanted to know if the courts could be placed just west of the basketball courts in a two-
by-two configuration instead of four in a row. He thought that would fit better. 
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MOTION:  Commission Member John MacKay moved to recommend that new pickleball courts at 
Creekside Park be located next to the basketball court in a two-by-two configuration. 

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

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

 
C. Site Plan – Design Update – Montdella Townhomes 

Austin Roy explained that in 2019, the City Council approved the Montdella Townhomes project. The 
design of the townhomes was also approved at that time. Since the original approval the project has 
changed ownership from Cottle Capital to David Wilkes to Henry Walker Homes. 

The current owner of the project, Henry Walker Homes, is seeking approval of changes to the originally 
approved designs. The new design eliminates certain design and building elements and introduce others. 
Changes include new building materials and color palette. 

The petitioner has prepared a design board, perspectives, and elevations of the new design, as well as 3-
renderings of the project for Planning Commission and City Council review. 

Logan Hall, developer, said they just went under contract five weeks ago.  He said this is an eyesore in 
the community and they want to introduce some new materials into the project.  He said metal roofs are 
very costly and want to change that and the window shapes and sizes.  He said they will remove the 
dental shelves around the windows.  He said they would go to an architectural shingle with some metal, 
He said they would still use the brick and would use the brick that is on site.  One side would be painted 
brick and the other side would be a wainscoting brick. Some would be painted white and some painted 
gray. He said the community feel would be used by bricking the chimneys all the same.  All the front 
doors and windows would be painted black. 

Logan Hall showed renderings of what the buildings would look like. 

John MacKay said the original project was a showpiece.  He said this look has nothing unique about it 
and could be in any residential neighborhood. 

Jane Griener said whatever is built should be cohesive with the community. 

John MacKay said we’re stuck with a preplanned community and he understands that costs are an issue. 

Alan MacDonald said some of the buildings didn’t have any brick or rock on them like the original 
designs. 
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Logan Hall said the original features are very nice but are too expensive.  He said no one would take this 
project on with the current costs and he would like that to be taken into consideration when making a 
decision. 

Jeff Davis said this look isn’t historic, but we have to come up with a solution.  He said we have to have 
some give and take.   

Logan Hall said he is trying to come in and save a bank owned property and make it nice.  He said if he 
built to the original plan, these homes would start at $1,700,000. 

The Planning Commission said this plan looks very plain and they don’t like the colors. They said the 
original plan had a cottage feel where this plan is pretty modern. Logan Hall passed around samples of 
building materials.   

Alan Macdonald said he would like to see a little more brick on the buildings and not a solid color. 

Logan Hall said they have another option to use an old-world brick to give it a homier feel.  It would be 
the same design, just a little different color.  He said the windows would be identical and they would have 
working chimneys. 

MOTION:  Commission Member Alan MacDonald moved to recommend that the new design of the 
Montdella Townhomes be approved with the following conditions: 

1.  The developer includes more brick and brick wainscoting and more of a traditional character 
that may include shutters on the windows, the metal roof and similar design elements.  The 
color palate be the dark red bricks, with the white painted bricks with a wainscoting element.  
The project be much more brink intensive rather than using siding or non-brick material. 

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

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

D. Site Plan – Elway’s Doggie Wash at the Animal Hospital – 424 S Alpine Highway 
Austin Roy explained that this building would be a permanent structure.  The unit is primarily glass and is 
customizable.  He said the color between the windows is more of a white color.  There would be waste 
receptacles and a dumpster on site at the animal hospital.  He said this would be a self-service dog wash/ 
dog shower. 

Austin Roy said the unit would be mostly glass, with waste receptacles built into the unit.  There will be a 
header across the top with siding in between the glass windows. 
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Austin Roy said this plan meets the setbacks and height requirements.  He said parking shouldn’t be an 
issue because there is plenty at the animal hospital. The concept of the dog wash is to keep the mess from 
your home and come use this instead.  All the shampoo, conditioner, soap, sanitizer, and dryers will be 
provided. 

Neil Smart, owner, said this would be self-serve, twenty-four hours a day.  There are no employees 
permanently on site.  Weekdays, it would be serviced once a day and twice a day on weekends. 

Susan Whittenburg asked if this is co-ordination with the animal hospital.  Mr. Smart said he approached 
them and asked if he could locate his business there, but he would be running it. 

Jane Griener asked if the owner could adopt the same colors as the animal hospital. 

MOTION:  Commission Member Jeff Davis moved to recommend that the site plan for Elway’s Doggie 
Wash be approved with these changes. 

1. Match the color scheme of the animal hospital sign. 
2. Move the solid wall towards the street and add some sort of design element, brick, stone, or 

wainscoting that matches the color of the sign. 
3. Approve a single wide station. 

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

 
 

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

 
E. Plat Amendment – Forest Creek Estates Subdivision Amended 

Austin Roy Explained that the Forest Creek Estates Subdivision Amended Plat consists of 4 lot on 7.84 
acres. The property is located at 952 North Fort Canyon Road in the CR-40,000 zone. The proposed plat 
amendment would clean up and revise lot lines on the existing plat and would convert the development 
from a Planned Residential Development (PRD) to a standard subdivision. The plat amendment would 
convert the subdivision from 5 lots to 4 lots and would dissolve the private open space. The private open 
space would be absorbed into the remaining 4 lots. 

Austin Roy said we are trying to get rid of flag lots and lots that have more than five sides.  The way the 
ordinance is written, the more the more slope the lot has, the wider the lot has to be.  The more slope, the 
bigger the lot.  There will still be the same density of four lots, but just cleaned up a bit. 

Ken Berg, said the busy stuff in the front of these properties is because there is a shared driveway and a 
shared pasture, and two barns. He said the reason they are changing it twenty years later, is because they 
want to distinguish what is mine and what is yours, clean it up and have it more understandable.  It was 
messy and confusing and felt like it was worth the effort to clean it up. 
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MOTION:  Commission Member Ethan Allen moved to recommend approval of Forest Creek Estates 
Subdivision Amended with the following conditions: 

• An exception be granted: 
o To modify lot lines to reduce angles, corners, and odd configurations, and 
o To allow lots with more than 5 sides. 

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

 
 
Ayes:    Nays:   Excused: 

      Alan MacDonald       
             Ethan Allen 
             Jane Griener 

      John MacKay 
      Susan Whittenburg 
      Troy Slade 
      Jeff Davis 

 
F. Conditional Use – Guesthouse – 2600 N Mountain Springs Road 

In November 2021, the City Council approved an amendment to the guest house ordinance to allow a 
guest house to have a second driveway when it is accessed from a separate driveway than the main house. 
The petitioner at the time was Scott Johnson. Mr. Johnson is now submitting his plans for his guest house. 

Guest houses are a conditional use in the CE-5 zone and subject to the requirements found in 3.23.070.2. 
The proposed guest house meets all the requirements found in the ordinance. Guest houses are subject to 
approval by the City Council. The Planning Commission should review the proposal and make a 
recommendation to the City Council. 

Austin Roy showed renderings of what the guest house would look like and location on the property.  He 
said it’s located in the Three Falls Subdivision and have strict HOA guidelines.  The HOA is requiring 
trees to be planted. 

Jed Muhlestein said the utilities have to be connected to the main residence. 

MOTION:  Commission Member Alan MacDonald moved to recommend a conditional use permit be 
granted for a guest house at 2600 North Mountain Springs Road as proposed. 

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

                Ethan Allen 
                Jane Griener 
                John MacKay 
                Susan Whittenburg 

   Troy Slade 
   Jeff Davis 
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IV. COMMUNICATIONS 
None 
 
V. APPROVAL OF PLANNING COMMISSION MINUTES: March 15, 2022 
 
MOTION: Commission Member John MacKay moved to approve the minutes for March 15, 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     
Ethan Allen  
Jane Griener      
John MacKay 
Susan Whittenburg 
Troy Slade 
Jeff Davis 
 

MOTION: Ethan Allen moved to adjourn the meeting. 
 
Susan Whittenburg seconded the motion. There were 7 Ayes and 0 Nays (recorded below).  The motion 
passed unanimously. 

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

 
The meeting was adjourned at 10:14 p.m.   


