
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah will hold a Public Hearing and 
Regular Meeting at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, August 19, 2014 at 7:00 pm as 
follows: 
 
I. GENERAL BUSINESS 
 

A. Welcome and Roll Call:               Jason Thelin  
B. Prayer/Opening Comments:            Bryce Higbee 

 
 

II. PUBLIC COMMENT            

 
Any person wishing to comment on any item not on the agenda may address the Planning Commission at this point by  
stepping to the microphone and giving his or her name and address for the record.  

 
III.   ACTION ITEMS 

 
A.   PUBLIC HEARING - Sprint Tower Site Plan 

The Planning Commission will review a site plan for a cell tower upgrade that would include the installation of (2) 
antennas, (2) power junction cylinders, (2) fiber junction cylinders, (1) filter and (2) RRH.  The site is located at 694 
Rocky Mountain Drive (Shepherd’s Hill). 
 

B.   PUBLIC HEARING - Questar Property Purchase and Conditional Use Site Plan 

The Planning Commission will review a proposal from Questar Gas Company to acquire a portion (75’ x 75’ or .13 
acres) of the 2.37 acre property which is currently designated as Public Open Space within the Swiss One Planned 
Residential Development, Phase I plat.  The property is located at approximately 600 North Pfeifferhorn Drive. 
 

C.   PUBLIC HEARING - Sign Ordinance Amendment 

The Planning Commission will review a proposal to amend the sign ordinance (Article 3.25). 
 

D.   David’s Court Final Plat F- Approx. 355 East Healey Blvd. - Patterson Construction Inc. 

The Planning Commission will review the final plat F for the proposed David’s Court subdivision. 
 

E.   Heritage Hills Final Plat C Revisions 

The Planning Commission will review some revisions to the Heritage Hills final plat C subdivision.    
  

IV.     COMMUNICATIONS 

 
V. APPROVAL OF PLANNING COMMISSION MINUTES:  July 15, 2014 
 
           
ADJOURN      

 

      Chairman Jason Thelin 
      August 15, 2014 
 
 
 
 
 
 

 

THE PUBLIC IS INVITED TO ATTEND ALL PLANNING COMMISSION MEETINGS. If you need a special accommodation to participate 
in the meeting, please call the City Recorder's Office at 801-756-6347 ext. 5.  
 
CERTIFICATION OF POSTING. The undersigned duly appointed recorder does hereby certify that the above agenda notice was posted 
in three public places within Alpine City limits. These public places being a bulletin board located inside City Hall at 20 North Main and 
located in the lobby of the Bank of American Fork, Alpine Branch, 133 S. Main, Alpine, UT; and the bulletin board located at The 
Junction, 400 S. Main, Alpine, UT. The above agenda notice was sent by e-mail to The Daily Herald located in Provo, UT a local 
newspaper circulated in Alpine, UT. This agenda is also available on the City’s web site at www.alpinecity.org and on the Utah Public 
Meeting Notices website at www.utah.gov/pmn/index.html.  

 



PUBLIC MEETING AND PUBLIC HEARING ETIQUETTE 
 
 

 
Please remember all public meetings and public hearings are now recorded.  
 

 All comments must be recognized by the Chairperson and addressed through the microphone.  
 

 When speaking to the Planning Commission, please stand, speak slowly and clearly into the microphone, 
and state your name and address for the recorded record.  

 

 Be respectful to others and refrain from disruptions during the meeting. Please refrain from conversation 
with others in the audience as the microphones are very sensitive and can pick up whispers in the back of 
the room.  

 

 Keep comments constructive and not disruptive.  
 

 Avoid verbal approval or dissatisfaction of the ongoing discussion (i.e., booing or applauding).  
 

 Exhibits (photos, petitions, etc.) given to the City become the property of the City.  
 

 Please silence all cellular phones, beepers, pagers or other noise making devices.  
 

 Be considerate of others who wish to speak by limiting your comments to a reasonable length, and 
avoiding repetition of what has already been said. Individuals may be limited to two minutes and group 
representatives may be limited to five minutes. 

 

 Refrain from congregating near the doors or in the lobby area outside the council room to talk as it can be 
very noisy and disruptive. If you must carry on conversation in this area, please be as quiet as possible. 
(The doors must remain open during a public meeting/hearing.) 

 
Public Hearing v. Public Meeting 
 
If the meeting is a public hearing, the public may participate during that time and may present opinions and 
evidence for the issue for which the hearing is being held. In a public hearing there may be some restrictions on 
participation such as time limits.  
 
Anyone can observe a public meeting, but there is no right to speak or be heard there - the public participates in 
presenting opinions and evidence at the pleasure of the body conducting the meeting.  
 
 



ALPINE PLANNING COMMISSION AGENDA 
 
 

 

SUBJECT: Sprint Cell Tower Site Plan - Sprint 2.5 Equipment Upgrade 

 

FOR CONSIDERATION ON: 19 August 2014 

 

PETITIONER: Crown Castle - Craig Chagnon 

 

ACTION REQUESTED BY PETITIONER: Approve the Site Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.27 (Wireless 

Telecommunications) 

 

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION: 

 

Sprint has submitted a site plan for review that would include the installation of (2) 

antennas, (2) power junction cylinders, (2) fiber junction cylinders, (1) filter and (2) 

RRH.  The site is located at 694 Rocky Mountain Drive (Shepherd’s Hill). 
 

 

 

 
RECOMMENDED ACTION:  
 

The Planning Commission review the proposed site plan for the Sprint 2.5 

Equipment Upgrade and recommend to the City Council any conditions that they 

see fit. 
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ALPINE PLANNING COMMISSION AGENDA 
 
 

 

SUBJECT: Questar Gas Conditional Use Permit and Site Plan 

 Land Purchase of 0.13 acres, Easement Purchase of 0.35 acres 

 

FOR CONSIDERATION ON: 19 August 2014 

 

PETITIONER: Questar Gas Company 

 

ACTION REQUESTED BY PETITIONER: Approve the Conditional Use 

Permit and Site Plan with a 

condition that a recommendation 

is made by the Planning 

Commission and the City Council 

approves the selling of the 

proposed property 

 

APPLICABLE STATUTE OR ORDINANCE: Section 3.16.4.2 (Open Space) 

 

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION: 

 

Questar Gas has approached the city with an offer of $120,000 dollars to purchase 0.13 

acres of land and 0.35 acres of easement for the purpose of installing a natural gas 

metering facility and line in conjunction with their pipeline replacement project.  Both 

pieces of property are Open Space land where an existing Questar Gas Easement exists.  

The City Council approved the idea of a potential sale July 8th, allowing the process to 

move forward.  The facility is proposed at 600 North Pfeifferhorn Drive on a 2.37 acre 

piece of Alpine City owned Open Space.  The property is in the CR-40,000 zone. 

 

The proposed building is 8’ x 8’ x 8’ in length, width and height.  It will be located on the 

piece of property proposed to be bought.  An 8’ tall solid concrete fence is proposed to 

enclose the property.  Improvements to the property would be a small section of paved 

driveway and graveled landscaping to cover the site (75’ x 75’ in total).  These 

improvements would be within the 8’ tall fenced area. 
 

 

 

 RECOMMENDED ACTION:  
 

We recommend that approval of the proposed site plan be recommended provided 

that the following items are addressed: 

 

 The sale of Open Space is recommended and approved 

 Another storm drain be added to the south side o the property 

 

   



























LEGEND

AS OCCUPIED DESCRIPTION

QUESTAR PURCHASE

LOT LINE/OPEN SPACE TRAIL LINE

ADJOINER LOT LINE

20' OPEN SPACE AND TRAIL

"FEE PROPERTY"
5,625 Sq ft

FEE PROPERTY DESCRIPTION

A PARCEL OF LAND BEING PART OF AN ENTIRE TRACT OF PROPERTY, SITUATE IN THE SWISS

ONE PLANNED RESIDENTIAL DEVELOPMENT PHASE 1, A SUBDIVISION LOCATED IN THE

NORTHEAST QUARTER OF SECTION 23, TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE BASE

AND MERIDIAN.

THE BOUNDARIES OF SAID PARCEL OF LAND ARE DESCRIBED AS FOLLOWS:

BEGINNING AT A SOUTHWEST CORNER OF SAID SWISS ONE PLANNED RESIDENTIAL

DEVELOPMENT PHASE 1 SUBDIVISION, SAID CORNER BEING 260.41 FEET SOUTH 00°13'11" EAST

FROM THE MOST NORTHWEST CORNER OF SAID SUBDIVISION; AND RUNNING THENCE NORTH

00°13'11" WEST 75.00 FEET ALONG THE EXTERIOR BOUNDARY LINE OF SAID SUBDIVISION;

THENCE NORTH 89°56'28" EAST 75.00 FEET; THENCE SOUTH 00°13'11" EAST 75.00 FEET TO THE

EXTERIOR BOUNDARY LINE OF SAID SUBDIVISION; THENCE SOUTH 89°56'28" WEST 75.00 FEET

ALONG SAID EXTERIOR BOUNDARY LINE TO THE POINT OF BEGINNING.

THE ABOVE DESCRIBED PART PARCEL OF LAND CONTAINS 5,625 SQUARE FEET IN AREA OR

0.129 ACRE.

NORTH EASEMENT DESCRIPTION

A STRIP OF LAND FIFTY (25) FEET IN WIDTH SITUATE IN THE SWISS ONE PLANNED RESIDENTIAL

DEVELOPMENT PHASE 1, A SUBDIVISION LOCATED IN THE NORTHEAST QUARTER OF SECTION

23, TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN.

THE BOUNDARIES OF SAID STRIP OF LAND ARE DESCRIBED AS FOLLOWS:

BEGINNING AT THE MOST NORTHWEST CORNER OF SAID SUBDIVISION; AND RUNNING THENCE

NORTH 89°46'49" EAST 5.01 FEET TO THE SOUTHWESTERLY BOUNDARY LINE OF AN EXISTING 16

FOOT RIGHT OF WAY AND EASEMENT AS CONVEYED BY THAT CERTAIN RIGHT OF WAY GRANT

RECORDED AS ENTRY 14008:1947; THENCE ALONG SAID SOUTHWESTERLY BOUNDARY LINE

SOUTH 43°57'37" EAST 28.91 FEET; THENCE SOUTH 00°13'11" EAST 164.59 FEET; THENCE SOUTH

89°56'28" WEST 25.00 FEET TO THE MOST WESTERLY BOUNDARY LINE OF SAID SUBDIVISION;

THENCE NORTH 00°13'11" WEST 185.41 FEET ALONG SAID WESTERLY BOUNDARY LINE TO THE

POINT OF BEGINNING.

THE ABOVE DESCRIBED STRIP OF LAND CONTAINS 4,427 SQUARE FEET IN AREA OR 0.102 ACRE.

EAST EASEMENT DESCRIPTION

PART OF AN ENTIRE TRACT OF PROPERTY, SITUATE IN THE SWISS ONE PLANNED RESIDENTIAL

DEVELOPMENT PHASE 1, A SUBDIVISION LOCATED IN THE NORTHEAST QUARTER OF SECTION

23, TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN.

THE BOUNDARIES OF SAID PART OF AN ENTIRE TRACT ARE DESCRIBED AS FOLLOWS:

BEGINNING AT POINT ON A SOUTHERLY BOUNDARY LINE OF SAID SWISS ONE PLANNED

RESIDENTIAL DEVELOPMENT PHASE 1 SUBDIVISION, SAID POINT BEING 260.41 FEET SOUTH

00°13'11" EAST ALONG A WESTERLY BOUNDARY LINE OF SAID SUBDIVISION AND 75.00 FEET

NORTH 89°56'28" EAST ALONG A SOUTHERLY BOUNDARY LINE OF SAID SUBDIVISION FROM THE

MOST NORTHWEST CORNER OF SAID SUBDIVISION; AND RUNNING THENCE NORTH 00°13'11"

WEST 25.00 FEET; THENCE NORTH 89°56'28" EAST 178.12 FEET; THENCE SOUTH 43°57'37" EAST

20.14 FEET TO THE EXTERIOR BOUNDARY LINE OF SAID SUBDIVISION; THENCE ALONG SAID

EXTERIOR BOUNDARY LINE THE FOLLOWING FOUR (4) COURSES AND DISTANCES: (1) SOUTH

43°57'37" EAST 149.19 FEET; THENCE (2) SOUTH 89°59'16" EAST 95.84 FEET; THENCE (3)

SOUTHERLY 6.06 FEET ALONG THE ARC OF A NON-TANGENT 15.00-FOOT RADIUS CURVE TO THE

RIGHT, THROUGH A CENTRAL ANGLE OF 23°09'15" (NOTE: CHORD TO SAID CURVE BEARS SOUTH

11°33'54" EAST FOR A DISTANCE OF 6.02 FEET); THENCE (4) SOUTH 00°00'44" WEST 19.10 FEET;

THENCE NORTH 89°59'16" WEST 107.66 FEET; THENCE NORTH 43°57'37" WEST 162.00 FEET TO A

POINT ON THE EXTERIOR BOUNDARY LINE OF SAID SUBDIVISION; THENCE ALONG SAID

BOUNDARY LINE THE FOLLOWING TWO (2) COURSES AND DISTANCES: (1) NORTH 00°03'32" WEST

5.27 FEET; THENCE (2) SOUTH 89°56'28" WEST 172.49 FEET TO THE POINT OF BEGINNING.

THE ABOVE DESCRIBED PART OF AN ENTIRE TRACT CONTAINS 11,094 SQUARE FEET IN AREA OR

0.255 ACRE.
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Project:  FL24 Replacement WA1567 Station 
 
Location: 600 N. Pfiefferhorn Dr.       Date: 8/14/2014 
 
Subject: Ultrasonic Meter Steel Enclosure     By: D.Krumm 
 

 
WA1567 Steel Enclosure - Door View 

 

 
WA1567 Steel Enclosure – Side View 





ALPINE PLANNING COMMISSION AGENDA 
 
 

 

SUBJECT:  Proposed Sign Ordinance Amendment 

 

FOR CONSIDERATION ON: 19 August 2014 

 

PETITIONER: Terri Nitta 

 

ACTION REQUESTED BY PETITIONER: Amend the Sign Ordinance 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.25 (Sign Ordinance) 

 

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION: 

 

Mrs. Nitta has prepared a document outlining some issues she sees with the Alpine City 

Sign Ordinance.  See following pages. 
 

 

 

 RECOMMENDED ACTION:  
 

The Planning Commission review the document submitted by Teri Nitta and 

consider making a recommendation to the City Council to amend the sign 

ordinance. 

 

   



Atten; Alpine City Planner 

 

8-4-14 
 
Dear Mr. Bond, 
 
Thank you for helping me with this inquiry to amending the sign ordinance. Below you will find 
the issues related to the sign ordinance which I feel need revision or amendment. 
 
1. The sign regulations of Alpine City are extensive and confusing. The City needs to simplify 

and reformat its business, residential, other and public property sign posting regulations so 
that they are more easily searchable by citizens, thus more easily followed as well.                                                       
A. There needs to be separate sections such as (a)Business signs; permanent and 
temporary (b)Residential signs; temporary (c) Other signs; permanent, temporary, and (d) 
Conditions Permitting Commercial sign posting on public property. This way, the desired 
information is more readily available, less confusing and requires less time to search the 
ordinances for applicable information.  

 
 
2.  The current Alpine city sign ordinances do not allow residents/private property owners ANY 
personal sign posting rights! The Alpine City sign ordinance with regard to temporary signs, 
listed under;  Temporary Signs 3.25.14, does not list residents as a permitted individual to post 
a sign on their own private property unless it is a campaign sign for a political candidate, which 
is listed under section 3.25.10 Election and Political Signs. If a resident is searching for 
allowable sign posting regulations for their private property, they must search through several 
sections to find any mention of residential allowances, and yet they will find that only political 
signs are allowed. 
3.25.6.5 States that flags, banners, streamers and the like are not allowed to be used as signs 
or for the purposes to gain attention. 
(Please see below- the Supreme Court case Ladue v. Gilleo regarding the unconstitutionality of 
restricting residents freedom of speech through sign restrictions.) 
 
Banners are stated as permitted temporary signs but the applicable regulations referred to there 
(3.25.8.3.), only mention size, not to whom it is applicable.  This regulation is listed under 
Commercial Business Signs suggesting only business banners are permitted. If it is allowable, 
residential banners should not be restricted to buildings alone but be allowed to be posted on 
private property fence lines, especially since there are currently three business banner signs 
posted on the public property fence line of Burgess Park, which is permitted by the city. 
Residents should be allowed the same freedom. 
 
 
3. Home Occupation Signs; 3.25.11 
“Home Occupation” is not defined in the definitions section of the ordinance. According to IRS 
law, a self employed individual can earn up to $400 before they are required to file for taxes. 
This policy should be a consideration in Alpine City law, only requiring a Home Occupation 
license after $400 of income is earned, or estimated to be earned. Otherwise, Alpine City is 
discouraging people from generating needed income by their own means- i.e. garage sales or 
any other minimal income source from their home. Residents should be allowed to post onsite, 
temporary signs to advertise (such as garage sale signs, products for sale signs, occasional 
hosted product party, etc.) as well as off site, time limited (48-72 hour garage sale signs, other 
signs, etc) and number limited(up to three) advertising signs, for these minimal income sources 
which are generally offered by the mothers of the household, and are generated from a home 
service or product, as long as the income is under $400 for the taxable year. This would allow 



Atten; Alpine City Planner 

 

families who offer seasonal services or products but earn less than $400 to advertise and assist 
in the support for their family.  
 
 
4.     3.25.14.4- Church, Home Owners Association & School Informational signs; My issue with 
this ordinance is that the church signs are not allowed to be posted on residential or public  
property.  This should be changed to allow church signs to be posted on private, residential 
property with the owners permission and public property within a time limitation of 24-48 hrs. 
This enables neighbors to remind and encourage church participation by the community. In our 
particular community, the majority of residents would welcome and have welcomed this practice 
for decades. Church signs have historically been allowed on public property street corners.  I 
am sure you have not had any complaints to the contrary. As with any law or ordinance,  our 
rules evolve and improve with time, and should not be too restrictive on the personality of our 
community. They must reflect our values and priorities as a distinct and united community. I 
think we sometimes forget the first amendment to the United States Constitution, which is the 
right of assembly and our local government (made up of fellow citizens) does not have the right 
to impede the free exercise of that amendment. We should be very careful to avoid government 
intrusion and be more active in the preservation of the rights of our citizens before they are all 
lost. 
 
 
5. Enforcement; 
       3.25.16.1; This must be changed to allow residential signs and banners on private property 
and fence lines. 
 
 
       3.25.16.2 ; This must be changed to allow notification to property owners of any violation 
and provide a grace period before action is taken, unless the sign is offensive in nature or a 
hazard to safety. 
 
 
       3.25.16.4;  This must be changed to require notification to private property owners before 
confiscation of sign (which is technically private property). 
 
 
The grounds for requesting some of the amendments above, regarding the current Alpine City 
Sign Ordinance, stem from the restrictions made on residential, private property owners 
freedom of speech, freedom of assembly and rights of use of their own property within 
reasonable measures. It is my belief that government officials should make every effort to 
preserve the rights and freedoms of citizens in our community. Permissions given to business 
owners regarding sign postings and not given to residents and private property owners/tax 
payers, is an injustice that needs to be changed. Please see the below Court Case that 
supports some of the reasons for the aforementioned amendments and changes. 
 
 
Thank you for your time and consideration. I have never proposed an amendment to anything in 
the past, so I am unaware of any format or required documentation etc., necessary for such.  
Please let me know if there is anything I have done in error or am missing from this proposal.      
 
Sincerely,        Teri Nitta  
 



Atten; Alpine City Planner 

 

 
 
1994 Supreme Court Case regarding residential sign rights and freedom of speech.  
 
With respect to residents of Alpine City, the current sign ordinances are similar in their 
restrictions to that of the past sign ordinances of The City of Ladue, Missouri, in which the 
Supreme Court case; 
                               City of Ladue v. Gilleo of 1994,  
found the City’s ordinances to be unconstitutional, violating rights of free speech. All quotes 

below are from the above stated Supreme Court case of 1994. See case 

law.lp.findlaw.com/scripts/getcase.pl?court=US&vol=000&invol=u10373 
 

 
1994 City of Ladue v. Gilleo -Supreme Court Ruling Held;  
 
 The ordinance was found to violate residents right to free speech. (Pp. 4-16) 
“An ordinance of petitioner City of Ladue bans all residential signs but those falling within one of 
ten exemptions, for the principal purpose of minimizing the visual clutter associated with such 
signs.”    
 
a- The city ordinance exemptions discriminate on the basis of the sign’s messages, by 
permitting onsite commercial speech while prohibiting non-commercial messages. (Pp. 4-10) 
 
b- Residential sign ordinances cannot “completely foreclose an important and distinct medium of 
expression to political, religious or personal messages.” (Pp. 10-13) 
 
c- “Time, place or manner” restrictions with regard to signs posted on residential or private 
property “fail because alternatives such as handbills and newspaper advertisements are 
inadequate substitutes for (this) important medium.”  “Displaying a sign from one’s own 
residence often carries a message quite different from placing the same sign someplace else, or 
converting the same text or picture by other means, it provides information about the speakers 
identity, an important component of many attempts to persuade. Furthermore, the audience 
intended to be reached by a residential sign- neighbors- could not be reached nearly as well by 
other means.” (Pp. 13-14) 
 
d- “A special respect for individual liberty in the home has long been part of this Nation’s culture 
and our law and has a special resonance when the government seeks to constrain a person’s 
ability to speak there. In addition, residents self-interest in maintaining their own property values 
and preventing “visual clutter” in their yards and neighborhoods diminishes the danger of an 
“unlimited” proliferation of signs.” (Pp 15-16) 
 
Other Statements by the Court 
“Our prior decisions have voiced particular concern with laws that foreclose an entire medium of 
expression. Although prohibitions foreclosing entire media may be completely free of content or 
viewpoint  discrimination, the danger they pose to the freedom of speech is readily apparent- by 
eliminating a common means of speaking, such measures can suppress too much speech.” 
 
Residential signs are an unusually cheap and convenient form of communication. Even for the 
affluent, the added costs in money and time of taking our a newspaper advertisement, handing 
out leaflets on the street, or standing in front of one’s house with a hand held sign may make the 
difference between participating and not participating in some public debate. 



ALPINE PLANNING COMMISSION AGENDA 
 
 

 

SUBJECT:  David’s Court Subdivision Final Plat F 

 

FOR CONSIDERATION ON: 19 August 2014 

 

PETITIONER: Patterson Construction 

 

ACTION REQUESTED BY PETITIONER: Approve Final Plat F 

 

APPLICABLE STATUTE OR ORDINANCE: Article 4.6 (Major Subdivisions) 

 

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION: 

 

The proposed David’s Court Subdivision consists of 15 lots on 16.42 acres.  The lots 

range in size from 40,000 to 62,792 square feet.  The development is located north of 

Healey Boulevard and east of Canyon Crest Road.  The proposed development is in the 

CR-40,000 zone.  This plan will require the vacation of David’s Court Plats A, B & C to 

allow property lines to be adjusted to the current plan.  The development is not located 

within any sensitive lands overlay zone.  The developer is proposing to phase the project 

for construction.  Plat F will consist of the easterly cul-de-sac and lots 1 thru 8.  The 

remaining 7 lots will be phased in the future. 
 

 

 

 RECOMMENDED ACTION:  
 

We recommend final approval of the proposed development with the following 

conditions: 

 

 The Planning Commission recommend the driveway design for Lot 3 

 The Developer meet the water policy 

 The Developer acquire approvals for the Utility Notification Form 

 The Developer address some redlines on the construction drawings and plat 

 The Developer provides a construction cost estimate 

 

   











ALPINE PLANNING COMMISSION AGENDA 
 
 

 

SUBJECT:  Heritage Hills Final Plat C Revisions 

 

FOR CONSIDERATION ON: 19 August 2014 

 

PETITIONER: Heritage Hills Inc. 

 

ACTION REQUESTED BY PETITIONER: Approve Final Plat C Revisions 

 

APPLICABLE STATUTE OR ORDINANCE: Article 4.6 (Major Subdivisions) 

 

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION: 

 

Heritage Hills Final Plat C has already received final approval from the City Council.  

However, it has not been recorded yet and the developer is requesting that some minor 

modifications be made to the plat that adjust some lot lines but does not alter or change 

what was part of the final approval.  More information regarding the adjustments can be 

seen on the following pages. 
 

 

 

 RECOMMENDED ACTION:  
 

We recommend that the revised lot lines be recommended with the following 

conditions: 

 

 The Developer meet the water policy 

 The Developer provide a construction cost estimate 
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ALPINE CITY PLANNING COMMISSION MEETING at 1 

Alpine City Hall, 20 North Main, Alpine, Utah 2 

July 15, 2014 3 

 4 

I.  GENERAL BUSINESS 5 
 6 

A.  Welcome and Roll Call:  The meeting was called to order at 7:00pm by Vice-Chairman Jason Thelin.  The 7 

following commission members were present and constituted a quorum.  8 

 9 

Chairman:   10 

Commission Members: Bryce Higbee, Steve Cosper, Jason Thelin, Chuck Castleton, Steve Swanson, Judi Pickell  11 

Commission Members Not Present: 12 

Staff:   Rich Nelson, Jed Muhlestein, Marla Fox 13 

Others: Annette Scott, Tyler Loong, Ken Berg 14 

 15 

B.   Prayer/Opening Comments: Judi Pickell 16 

 17 

II. PUBLIC COMMENT 18 
Tyler Loong said he is a tennis instructor at Creekside Park and all of his students are from Alpine.  He asked if the 19 

signage could be changed to say that tennis lessons would be allowed if a court is open because there are many times 20 

when the courts are not being used. He said it was not fair to make the students wait until after ten o’clock if there 21 

were open courts earlier. 22 

 23 

Tyler Loong also said kids should not be allowed to ride their bikes, rollerblades and skateboards on the tennis 24 

courts and asked that rules be made and enforced.  He said the kids are hanging on the nets and writing on the courts 25 

and he is worried they will be ruined. 26 

 27 

Bryce Higbee said it would be hard to enforce because if all the courts are being used for lessons, then the public is 28 

not going to ask a teacher to leave, they won’t feel comfortable doing that and will go home. He said other sports are 29 

not allowed to run a business on Alpine property without approval and especially at Creekside Park.  The Planning 30 

Commission discussed this issue and was split on being for and against private lessons. 31 

 32 

III. PLANNING COMMISSION ELECTION OF CHAIR AND VICE-CHAIR 33 
The Planning Commission will elect one of its members as Chair and a second member as Vice-Chair (Section 34 

2.2.3.1) 35 

 36 

Jason Thelin said he would like to see someone other than himself as the Chair or the Vice-Chair.  Steve Cosper said 37 

he didn’t think anyone else had the time that Jannicke Brewer had to put into the job. He said she was diligent with 38 

coming to meetings; she was up on all the ordinances and subdivisions and knew the City codes.  He said he thought 39 

it was important to have a representative of the Planning Commission come to the City Council meetings. 40 

 41 

The Planning Commission discussed different members of the board and why they thought they would be good for 42 

the position. 43 

 44 

MOTION: Steve Cosper moved to nominate Jason Thelin to be the Planning Commission Chairman until the end of 45 

2014. 46 

Chuck Castleton seconded the motion. The motion was unanimous with 6 Ayes and 0 Nays.  Bryce Higbee, Steve 47 

Cosper, Jason Thelin, Chuck Castleton, Steve Swanson and Judi Pickell all voted Aye. 48 

 49 

MOTION:  Chuck Castleton Nominated Judi Pickell as the Planning Commission Vice-Chairman. 50 

Steve Cosper seconded the motion. The motion was unanimous with 6 Ayes and 0 Nays.  Bryce Higbee, Steve 51 

Cosper, Jason Thelin, Chuck Castleton, Steve Swanson and Judi Pickell all voted Aye. 52 

 53 

IV.  ACTION ITEMS 54 

 55 

 A.   David’s Court Preliminary Plan  56 
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The proposed David’s Court Subdivision consists of 15 lots on 16.42 acres.  The lots range in size from 40,000 to 1 

62,792 square feet.  The development is located north of Healey Boulevard and east of Canyon Crest road.  The 2 

proposed development is in the CR-40,000 zone.  This plan will require the vacation of David’s Court Plats A, B, & 3 

C to allow property lines to be adjusted to the current plan.  The development is not located within any sensitive 4 

lands overlay zone. 5 

 6 

Jed Muhlestein said the new lot lines are in place and have been cleaned up since the last time this was before us due 7 

to the new ordinance. Jed Muhlestein said the cul-de-sacs do meet the ordinance and meet the 450 feet restriction. 8 

Stopping sight distances are required on a cul-de-sac but it is not in our ordinance to require stopping sight distances 9 

for a private driveway backing out onto a street.  He said while reviewing lot three and the sight distance, the 10 

driveway should not be closer than 94 feet from the southern property line. Bryce Higbee said we can still require it 11 

for safety reasons.  Jed Muhlestein said we need to make it a requirement to build a circular driveway to prevent 12 

backing out of the property.  Steve Swanson said the homeowner would probably want a circular driveway to give 13 

him a better opportunity to get out of the property.  Bryce Higbee asked if we have any requirements for 14 

landscaping. Jed Muhlestein said we have requirements for corner lots only. 15 

 16 

Jed Muhlestein said there is already sewer coming off Healey Blvd that the subdivision will be connected to.  On lot 17 

three, the sewer line will have to be extended up Canyon Crest to serve that property. The water system is already on 18 

Healey Blvd as well as some water meters.  Lot 3 can connect to the line on Canyon Crest.  Currently the 19 

infrastructure can sustain homes up to 4800 square feet in size for the fire flow demand.  The Fire Chief said he 20 

needs 1500 gallons of water per minute because that is what the trucks can handle to fight a home fire. The fire code 21 

states you need more than that to fight a home bigger than this. 22 

 23 

Jason Thelin asked if the water pressure was better down in the area of this subdivision to allow bigger homes to be 24 

built.  Jed Muhlestein said the water pressure is the same and we need to have the approval of the Fire Marshall 25 

because he didn’t agree with the International Fire Code.  Jed Muhlestein said Horrocks Engineering has based the 26 

City’s water model off of the International Fire Code and where it hasn’t been able to be met, we have used fire 27 

sprinklers; like in the wildland interface areas. 28 

 29 

Steve Cosper asked if the water lines would have to all be change to a 10 inch line or could you feed a 10 inch line 30 

off an 8 inch line.  Jed Muhlestein said they could be connected but we need to talk to the Fire Marshall to see what 31 

he is comfortable with.  Rich Nelson said he would rather a decision be made and then work out this issue later.  32 

Steve Swanson said once this is passed then this will be the new standard permanently going forward.   Jason Thelin 33 

said the process has always been the same but rule is that we go to the Fire Marshall for approval.  Jed Muhlestein 34 

said we may need to change our ordinance if the Fire Chief disagrees with the International Fire Code. 35 

 36 

Jed Muhlestein said the water policy has to be met and if the land has been irrigated, water shares will need to be 37 

used.  The applicant would like to use credits instead and this is land that has been irrigated.   38 

 39 

Jed Muhlestein said if we go against the National Standard and we get taken to court, we could be held responsible.  40 

Steve Swanson said as a homeowner, he would want as much pressure as possible and didn’t know why we would 41 

want to do something less. Jason Thelin asked if that was a mistake on the Engineers part to put in an 8 inch pipe.  42 

Jed Muhlestein said the pipe was laid many years ago and that was all that was called for at that time because 43 

Horrocks Engineering based their model off of 3600 – 4800 square foot homes.  Steve Swanson asked why we 44 

wouldn’t just change to a 10 in pipe. Jed Muhlestein the roads would all have to be torn up.   45 

 46 

Steve Swanson asked what was written in the code.  Jed Muhlestein said it is 40 PSI for all of our residents and 20 47 

PSI for fire flow and this is based on the size of the home.  The homes are being built larger now; most over 5000 48 

square feet going up to 10,000 square feet.  He said when someone comes in for a building permit you could say that 49 

if a developer is building a home larger than 4800 square feet then they would be required to have fire sprinklers. 50 

 51 

Ken Berg said the Water Model by State Standards states that the city has to provide a minimum of 40 PSI, and at 52 

every fire hydrant the City should be able to provide 2000 gallons per minute at a minimum of 20 PSI throughout 53 

the city.  He said the State Code has not stayed up to standard with the International Fire Code.  Jed Muhlestein said 54 

he got a report back from Horrocks stating that the west cul-de-sac would have 2300 gallons per minute and the east 55 

cul-de-sac would have 1960 gallons per minute. Ken Berg said modifications could be made to get more PSI to the 56 
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subdivision but they do meet State Code.  Jed Muhlestein said the PSI capacity on the west cul-de-sac can handle a 1 

7700 square foot home and the east cul-de-sac can handle a 4800 square foot home.  The Planning Commission had 2 

a discussion about these two cul-de-sacs and if the subdivision should be split in two to serve the different PSI 3 

capacity. They mentioned that the lots were one acre lots and most likely homes bigger than 4800 square feet will be 4 

built on them.  They said if that is the case, then fire sprinklers would need to be required.  Jed Muhlestein said if 5 

you put a 12 inch line in the east cul-de-sac, it would bump the square footage up to 6200.  He said if you went any 6 

bigger than that, it wouldn’t make a difference and you would have to lay a 12 inch pipe in Healey Blvd. 7 

 8 

Judi Pickell asked about lot 12 with the existing barn with a setback of 75 feet.  She wanted to know if the 9 

homeowner who purchases lot 13 be notified of the setback.  Ken Berg said there will be a buffer between the home 10 

and the barn that is not shown clearly on the map. 11 

 12 

Judi Pickell asked if the CBU mailboxes are required to be lit with a street light and if they could be moved off of 13 

Healey Blvd because it causes a traffic problem.  She said her preference would be to have them be inside the cul-14 

de-sacs. Ken Berg said the Post Office will put them where they want them.  Judi Pickell asked if there could be two 15 

8 unit CBU’s instead of one 16 unit.  Rich Nelson said the Post Office will most likely put in one 16 unit because the 16 

carrier will only have to make one stop.  Judi Pickell said Healey Blvd is a busy road and it makes more sense to put 17 

them in the cul-de-sacs.  Ken Berg said he would be happy to place them there, but be prepared for the Post Office 18 

to put them where they want them. 19 

 20 

MOTION:  Steve Cosper moved to recommend preliminary approval of the David’s Court Subdivision with the 21 

following conditions:  22 

 23 

1.   A note be put on the plat to not allow backing out of the driveway onto Canyon Crest Drive on lot      24 

      three.  A circular drive is required and it be moved to within 94 feet of the southern property line. 25 

2.   Fire Flow for homes meet the International Fire Code with final approval from the Fire Chief. 26 

3.   Water policy be met with agricultural water shares unless another agreement with the City has 27 

      been approved. 28 

 4.   CBU Mailbox (Cluster Box Unit) be split in two eight units and be placed to the south side of Healey   29 

       Blvd across the street from the Malan and Austin cul-de-sacs. 30 

 31 

Ken Berg said the developer wants to bring this back in two phases.  They want to start with lots one through eight 32 

and then bring the other cul-de-sac back at a later date.  Judi Pickell said that’s great because now the CBU will have 33 

to be put in as two units. 34 

  35 

 36 
Chuck Castleton seconded the motion.  The motion was unanimous and passed with 6 Ayes and 0 Nays.  Bryce 37 

Higbee, Steve Cosper, Jason Thelin, Chuck Castleton, Steve Swanson, and Judi Pickell all voted Aye. 38 

 39 

IV.  COMMUNICATIONS 40 

 41 
Steve Cosper said the City Council approved the Eagle Points Subdivision Concept plan.  The Planning Commission 42 

discussed the secondary access road, retaining walls, slope requirements and our PRD ordinance. 43 

 44 

Rich Nelson congratulated the new Chairman and Vice-Chairman.   45 

 46 

 47 

V.   APPROVAL OF PLANNING COMMISSION MINUTES OF:  June 17, 2014 48 

 49 

Motion: Steve Cosper moved to approve the Planning Commission Minutes for June 3, 2014 subject to changes. 50 

 51 

Steve Swanson seconded the motion.  The motion passed unanimously with 6 Ayes and 0 Nays.  Bryce Higbee, 52 

Steve Cosper, Jason Thelin, Chuck Castleton, Steve Swanson and Judi Pickell all voted Aye. 53 

 54 
Jason Thelin stated that the Planning Commission had covered all of the items on the agenda and adjourned the 55 

meeting at 9:16pm.   56 
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