
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, UT will hold a Public Hearing 
and a Regular Meeting at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, August 2, 2016 at 
7:00 pm as follows: 
 
I. GENERAL BUSINESS 
 

A. Welcome and Roll Call:           Steve Cosper  
B. Prayer/Opening Comments:             David Fotheringham 
C. Pledge of Allegiance:  By Invitation 

 
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 – Harvest Meadows Concept Plan – 10 S. Long Drive – Public Development Partners 

The Planning Commission will consider approving a concept plan for the Harvest Meadows Subdivision.  The 
proposed subdivision consists of 25 lots ranging in size from 20,000 square feet to 40,165 square feet on a site 
that is 16.23 acres. The site is located in the CR-20,000 zone. 

 
B.   General Plan Update 

The Planning Commission will discuss an update of the Alpine City General Plan, specifically as it pertains to 
the Transportation (Circulation) Element. 
 

IV.   COMMUNICATIONS 

  
V.     APPROVAL OF PLANNING COMMISSION MINUTES: July 19, 2016 and July 26, 2016 
         
ADJOURN      

 

      Chairman Steve Cosper 
      July 29, 2016 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

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 at Alpine City Hall, 20 North Main, Alpine, UT. It was also 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: Harvest Meadows Concept Plan 

 

FOR CONSIDERATION ON: 02 August 2016 

 

PETITIONER: Public Development Partners 

 

ACTION REQUESTED BY PETITIONER: Approve the Concept Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Chapter 4 (Subdivision) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The proposed Harvest Meadows Subdivision consists of 25 lots ranging in size from 

20,000 square feet to 40,165 square feet on a site that is 16.23 acres. The site is located in 

the CR-20,000 zone.  See the attached review letters from the City Planner and 

Engineers. 
 

 

 
STAFF RECOMMENDATIONS: 

 

The Planning and Zoning Department recommends approval of the proposed 

subdivision concept plan with the following conditions: 

 

 An exception be recommended to the City Council for the 478 foot length 

of the proposed “Canyon Crest Court” to prevent a few more homes 

from having frontage on a collector street. 

 That the developer will change or modify the name of the subdivision. 

 

The Engineering Department recommends concept approval of the proposed 

subdivision with the following conditions: 

 

 A 60-foot right-of-way is provided from Canyon Crest Road to Westfield 

Road. 

 An exception to the maximum cul-de-sac length be granted for Canyon 

Crest Court. 

 The entry islands be removed from the plan. 

 The driveway access to Lot 20 be restricted from Westfield Road. 

 Sidewalk is provided along the entire frontage of the developed property. 

 Westfield Ditch to be re-routed out of Lot 20’s building pad with 

appropriate easements. 



 

 

 

 

 

 

 

Date:  July 26, 2016 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review 

Harvest Meadows Subdivision Concept Plan 

Approximately 10 South Long Drive – 25 lots on 16.23 acres 

 

Background 
 

The proposed Harvest Meadows Subdivision consists of 25 lots ranging in size from 20,000 square 

feet to 40,165 square feet on a site that is 16.23 acres. The site is located in the CR-20,000 zone.  The 

applicant has provided two options for the layout of the development.   

 

Lot Area and Width Requirements 
 

The proposed lots for this subdivision in each option meet the lot area requirement.  The required lot 

width of 110 feet (80 feet when on a cul-de-sac) measured at the front setback for each proposed lot 

is shown to meet the requirements. 

 

General Remarks 
 

One of the options shows the cul-de-sac, “Canyon Crest Court”, being 28 feet longer than the 

required 450 feet (Section 4.7.4.9).  The applicant is requesting an exception from the requirement 

for the length of a cul-de-sac in order to prevent a layout where a few more homes have frontage on a 

new collector street which will connect Long Drive and Westfield Road.  The Planning and Zoning 

Department is in support of granting this exception.  The area is not in a Sensitive Lands Overlay and 

it would prevent more homes from having frontage on the busier Long Drive.  If the exception is not 

granted, then the applicant will proceed with the other option which meets the ordinance but has 

more lots fronting on the new collector street. 

 

It has been discovered that the subdivision name, “Harvest Meadows”, already exists in Utah 

County.  The developer will need to modify the name or change it to something that is not already 

being used.   

 

RECOMMENDATION 
 

The Planning and Zoning Department recommends approval of the proposed subdivision 

 



 

concept plan with the following conditions: 

 

   An exception be recommended to the City Council for the 478 foot length of the 

proposed “Canyon Crest Court” to prevent a few more homes from having 

frontage on a collector street. 

   That the developer will change or modify the name of the subdivision. 

















 
ALPINE PLANNING COMMISSION AGENDA 

 
 

SUBJECT:  General Plan Update 2016 – Transportation (Circulation) Element 

 

FOR CONSIDERATION ON: 02 August 2016 

 

PETITIONER: Staff 

 

ACTION REQUESTED BY PETITIONER: Provide Direction for  

Updating the General Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Article 2.1 (General Plan) 

 

BACKGROUND INFORMATION: 

 

Attached is the currently adopted Transportation (Circulation) Element of the General 

Plan.  Staff has been working on getting a traffic study done to help facilitate an update to 

this element.  It was determined that information in the current Transportation Master 

Plan would be sufficient for now.  That plan will be provided to the Planning 

Commission and is available at City Hall.      

 

The current language should be reviewed and discussed by the Planning Commission and 

a direction should be given regarding the Transportation (Circulation) Element. 
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July 19, 2016 

ALPINE CITY PLANNING COMMISSION MEETING AT 1 
Alpine City Hall, 20 North Main, Alpine, Utah 2 

July 19, 2016 3 
 4 
I.  GENERAL BUSINESS 5 

A. Welcome and Roll Call: The meeting was called to order at 7:05 p.m. by Chairman Steve 6 
Cosper.  The following Commission members were present.  As there were not enough members 7 
present to constitute a quorum, no motions were made during the meeting. 8 

Chairman: Steve Cosper 9 
Commission Members:  Jason Thelin, Steve Cosper, Jane Griener 10 
Commission Members Not Present: Judi Pickell, Bryce Higbee, David Fotheringham, Steve Swanson 11 
Staff: Jason Bond, Jed Muhlestein, Marla Fox 12 
Others: Ramon Beck, Mayor Wimmer, Lon Lott, Loraine Lott, Roger Bennett, Dana Beck, Annalisa 13 
Beck, Sylvia Christiansen, Jaxon Stowe 14 
 15 

B. Prayer/Opening Comments: Jason Thelin 16 
C. Pledge of Allegiance: Steve Cosper 17 

 18 
II. PUBLIC COMMENT 19 
 20 
There were no public comments. 21 
 22 
III. ACTION ITEMS 23 
 24 

A. PUBLIC HEARING – Beck Pines Concept Plan – Dana Beck 25 
 26 

City Planner, Jason Bond, explained that the proposed Beck Pines Subdivision is located at approximately 27 
600 West Westfield Road and consists of 19 lots ranging in size from 20,004 square feet to 23,903 square 28 
feet on a site that is 11.29 acres.  The site is located in the CR-20,000 zone.  The property was recently re-29 
zoned from half-acre lots to full-acre lots.  Staff had only one concern with the proposed concept plan, 30 
and that was the potential double frontage on Lot 5.  They have requested that the developer situate the 31 
home so that it fronts onto the cul-de-sac rather than Westfield Road. 32 
 33 
Assistant City Engineer, Jed Muhlestein, presented the engineering review of the proposed concept plan.  34 
He confirmed that the developer has proposed street frontages and lot widths that meet code requirements.  35 
The plan also shows accurate street widths and sidewalk, curb and gutter along all street frontages.  He 36 
then presented a map of the subdivision and identified the location of the Westfield ditch.  The 37 
engineering department has requested that the piping be installed in the ditch, which would assist the 38 
building of accurate sidewalks and steer the water away from future building pads.   39 
 40 
Dana Beck, the applicant, referenced the concept plan and explained that the existing lot lines would be 41 
straightened out.  He also explained how they intended to re-route the Westfield ditch.   42 
 43 
The Planning Commission briefly discussed the width of the road that runs in front of Timberline Middle 44 
School, and it was confirmed that it had been only partially developed.  The road would eventually be 45 
completed and meet normal street standards for width.  46 
 47 
Jed Muhlestein continued presenting the engineering review by identifying the locations of the culinary 48 
and secondary water lines, as well as the sewer connection.  In regards to storm drainage, he stated that 49 
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the engineering department would prefer that the runoff go into Fort Creek.  He then discussed the 1 
geotechnical report and stated that there were no issues with the land.  The adjacent properties have yet to 2 
be developed, so the concept plan includes a temporary turnaround that would allow for future 3 
connection. 4 
 5 
Chairman Steve Cosper opened the Public Hearing.  There were no public comments and the Public 6 
Hearing was closed.  7 
 8 
Commissioner Jason Thelin asked how this development would affect traffic flow in the area.  Jason 9 
Bond explained that the proposed road through the development would likely ease the traffic issues from 10 
the middle school.  Commissioner Jane Griener asked if the development would affect the school 11 
crosswalks, and Jed Muhlestein stated that the school board would create their own plan, if necessary.   12 
 13 
Commissioner Jason Thelin asked if the developer would be required to install street lighting in the 14 
development.  Jason Bond explained that this decision would be made by the developer, as residential 15 
lighting was not required by code.  16 
 17 
MOTION:  No motion was made for lack of a quorum. 18 
 19 

B. PUBLIC HEARING – Open Space Ordinance and Map Amendments (Article 3.16) 20 
 21 

Jason Bond explained that the Open Space Ordinance and Map have been reviewed and discussed by both 22 
the Planning Commission and the City Council over the last few months.  Both bodies expressed the 23 
desire to have the documents simplified, including the elimination of various designations for open space.  24 
The City Council has reviewed a few options to the map and has decided that two types of open space 25 
(Developed and Natural) should be shown on the map.  This means that these types of public open spaces 26 
need to be defined in the ordinance text.  The City Council has asked that the Planning Commission work 27 
on this before they consider adopting the changes to the Open Space Ordinance and corresponding map. 28 
 29 
Jason Bond then presented the proposed map and reviewed the Open Space Ordinance language, 30 
specifying the changes that had been made since the Planning Commission last reviewed the document.  31 
 32 
The Planning Commission had a brief discussion about the map chosen by the City Council.  Jason Bond 33 
explained that the properties included on the map were designated as open space.  Any City properties 34 
that are used for purposes other than open space are not included on the map.   35 
 36 
The discussion then turned to the open space property on 300 North.  Mayor Wimmer explained that Will 37 
Jones gave the land to the City to be used for a Polynesian cultural center, but that vision was never 38 
realized.  The City received this land in 1998. 39 
 40 
Chairman Steve Cosper opened the Public Hearing.  There were no public comments and the Public 41 
Hearing was closed. 42 
 43 
In regards to a question from Commissioner Jason Thelin, Jason Bond explained that not all open space is 44 
required to have designated parking.  A developed park will be expected to have adequate parking, but an 45 
open space area such as a trail system would not be required to have parking.  46 
 47 
MOTION: No motion was made for lack of a quorum. 48 

 49 
C. PUBLIC HEARING – Flood damage Prevention Overlay Ordinance Amendment (Section 50 

3.12.8) 51 
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 1 
Jed Muhlestein explained that Alpine City has recently received a new flood plain map from the Federal 2 
Emergency Management Agency (FEMA).  In order to be part of the National Flood Insurance Program 3 
that FEMA manages, Alpine City must have an updated ordinance that goes along with the new map.  4 
This ordinance will allow Alpine residents to continue to obtain flood insurance.  He explained that there 5 
are several items included in the proposed language that are not applicable specifically to Alpine City, but 6 
FEMA has required that the language of the ordinance match their laws and regulations exactly.  7 
 8 
Chairman Steve Cosper opened the Public hearing. 9 
 10 
Loraine Lott, a resident, expressed her thanks and appreciation for the Planning Commission. 11 
 12 
There were no further public comments.  Chairman Steve Cosper closed the Public Hearing. 13 
 14 
MOTION:  No motion was made for lack of a quorum. 15 
 16 

D. General Plan Update 17 
 18 

Jason Bond explained recently that staff had been working toward commissioning a traffic study to help 19 
facilitate an update to the Transportation Master Plan element of the General Plan.  However, it has been 20 
determined that the traffic study conducted in 2005 was sufficient for the time being.  It seemed unwise to 21 
spend money on a new study when the current study is not yet out-of-date.  Jason Bond commented that 22 
part of the reason they were pushing toward a new traffic study was to appease some of the traffic 23 
concerns being raised by the residents.  He then suggested that the best course of action would be to 24 
address the future development of the City through the Land Use Map, making sure that the City develops 25 
in the way that the City Council and Planning Commission envision. 26 
 27 
Chairman Steve Cosper commented that the current traffic study is projected to the year 2030, and fully 28 
anticipates the build-out of the City.  He recommended that the current Transportation Master Plan be 29 
updated with the road projects that have been completed in the past 10 years to more accurately reflect the 30 
volume of future projects.  Jed Muhlestein presented the map that is currently contained in the Master 31 
Plan and identified the completed projects.   32 
 33 
The Planning Commission asked that the map be updated to accurately reflect completed roads in the 34 
City.  35 
 36 
The Planning Commission again discussed 300 North and its potential development.  Mayor Wimmer 37 
confirmed that this road has not been developed to the standard street width, but it would be completed 38 
with the development of the surrounding property.  Commissioner Jane Griener commented that the full 39 
improvement of 300 North, and other partially-developed roads, would improve traffic flow in the City, 40 
and this should be reflected in the Master Plan. 41 
 42 
Commissioner Jane Griener then asked if the Master Plan would identify areas that may have traffic 43 
concerns in the future, such as intersections along Main Street.  Several developments will soon be going 44 
into that area, and traffic will increase.  She also suggested that the Master Plan include information 45 
regarding areas that could be annexed into Alpine City in the future.  Jason Bond stated that he did not 46 
feel that it would be appropriate to include these in the Transportation Master Plan. 47 
 48 
The Planning Commission discussed the inclusion of other changes that have been made to the City since 49 
the Master Plan was last updated, including re-zoned properties, approved subdivision developments, and 50 
approved schools.  51 
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 1 
Chairman Steve Cosper asked that staff review the map and make the adjustments suggested before the 2 
Planning Commission forwards a recommendation to the City Council.  3 
 4 
IV. COMMUNICATIONS 5 
 6 
There were none. 7 
 8 
V.  APPROVAL OF PLANNING COMMISSION MINUTES: June 21, 2016 9 
 10 
No motion was made for lack of a quorum.  11 
 12 
Adjourn 13 
 14 
Steve Cosper stated that the Planning Commission had covered all of the items on the agenda and 15 
adjourned the meeting at 8:20 p.m. 16 
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ALPINE CITY PLANNING COMMISSION MEETING AT 1 
Alpine City Hall, 20 North Main, Alpine, Utah 2 

July 26, 2016 3 
 4 

I.  GENERAL BUSINESS 5 

A.  Welcome and Roll Call: The meeting was called to order at 6:30pm by Chairman Steve Cosper.  The 6 

following Commission members were present and constituted a quorum. 7 

Chairman: Steve Cosper 8 
Commission Members: Bryce Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, 9 
Steve Swanson, Judi Pickell 10 
Commission Members Not Present: Judi Pickell, Jason Thelin 11 
Staff: Jason Bond, Jed Muhlestein, Marla Fox 12 
Others:  13 
 14 
B. Prayer/Opening Comments: Jane Griener 15 
C. Pledge of Allegiance:  16 
 17 
II.  PUBLIC COMMENT 18 
No comment 19 
 20 
III. ACTION ITEMS 21 
 22 
A.  Beck Pines Concept Plan – Dana Beck 23 
The proposed Beck Pines Subdivision is located at approximately 600 West Westfield Road and consists 24 
of 19 lots ranging in size from 20,004 square feet to 23,903 square feet on a site that is 11.29 acres.  The 25 
site is located in the CR-20,000 zone. 26 
 27 
Bryce Higbee asked why this subdivision wasn’t required to have open space.  Jason Bond said this 28 
subdivision wasn’t proposed as a PRD and said there is open space all around the area with Burgess Park 29 
and Timberline Middle School and the city didn’t think it was needed.  He said in the future, the property 30 
that was rezoned to the north would be a great place for a trail along the creek extending the trail from 31 
Burgess Park up to 200 north. Bryce Higbee said he would like to see a buffer between the neighborhood 32 
and the school through open space.  Jason Bond said he would be in favor of private open space, but not 33 
public open space because of the maintenance.  34 
 35 
Steve Cosper said Mr. Beck would have to reduce the amount of lots in the subdivision in order to get the 36 
open space and he thought that would lead to a fight at this point.  Bryce Higbee suggested taking out the 37 
two lots to the north east and making them a grass field for sports groups to use.  He said the city would 38 
have to work out an agreement with Mr. Beck through a PRD and give more density in order to get the 39 
open space. 40 
 41 
Jason Bond said this subdivision is not in sensitive lands or special land conditions that require the 42 
developer to ask for a PRD so it makes it harder to ask for open space.  He also said we are over the 43 
required open space in the city.   Bryce Higbee said we are adding to the problem without adding to the 44 
solution by adding more homes and families that will all use Burgess Park and other park spaces. 45 
 46 
MOTION:  Bryce Higbee moved to approve the proposed Beck Pines Subdivision concept plan 47 

with the following conditions:   48 
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1. The driveway access to lots 12 and 13 be restricted from Westfield Road, similar to Lot 5 1 
2. Sidewalk is shown to be completed along the entire frontage of Westfield Road as well as 2 

throughout the development. 3 
3. The lot line between Lot 6 and the existing Beck residence be straightened.  4 

 5 
Steve Swanson seconded the motion.  The motion passed with 4 ayes and 0 Nays.  Bryce Higbee, 6 
David Fotheringham, Jane Griener and Steve Swanson all voted Aye. 7 
 8 
B.  Open Space Ordinance and Map Amendments (Article 3.16) 9 
Over the past couple months, The Planning Commission and City Council have both reviewed and 10 
discussed the open space ordinance and master plan map.  Included are the proposed amendments 11 

to each of these documents.  Both the Planning Commission and City Council expressed the desire 12 

to have both documents simplified and not have several different designations for open space. 13 
 14 

The City Council has reviewed a few options to the map and have decided that a few different 15 
types of open space (Developed and Natural) should be shown on the map.  This means that these 16 
types of public open spaces need to be defined in the ordinance text.  The City Council has asked 17 

that the Planning Commission work on this before they consider adopting the changes to the Open 18 
Space Ordinance and corresponding map. 19 
 20 
Bryce Higbee asked for a couple of verbiage and punctuation changes in Section 3.16.6. He asked that the 21 
language “shall be permitted” be removed from number 4 of both definitions.  He asked that semi colons 22 
be added instead of periods. 23 
 24 
MOTION:  David Fotheringham moved to recommend approval of the amendments made to the Open 25 
Space Ordinance and Map as proposed with the changes that were made to Section 3.16.6 by Bryce 26 
Higbee. 27 
 28 
Jane Griener seconded the motion.  The motion was unanimous and passed with 4 Ayes and 0 Nays. 29 
 30 
C. Flood damage Prevention Overlay Ordinance Amendment (Section 3.12.8) 31 
Alpine City has recently received a new flood plain map from the Federal Emergency Management 32 
Agency (FEMA).  In order to be part of the National Flood Insurance Program that FEMA manages, 33 
Alpine City needs to have an updated ordinance that goes along with this new map.  This will allow 34 
Alpine residents to continue to obtain flood insurance.  It appears like the current language in this section 35 
came from FEMA based on the fact that the proposed amended language is so similar.   36 
 37 
MOTION: Jane Griener moved to recommend to the City Council approval of the proposed amendments 38 
to Section 3.12.8 regarding the Flood Damage Prevention Overlay Zone. 39 
 40 
Steve Swanson Seconded the motion.  The motion passed with 4 Ayes and 0 Nays. Bryce Higbee, 41 
David Fotheringham, Jane Griener and Steve Swanson all voted Aye. 42 
 43 
 44 
IV. COMMUNICATIONS 45 
No comments 46 
 47 
V.  APPROVAL OF PLANNING COMMISSION MINUTES: June 21, 2016 48 
 49 
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MOTION: Jane Griener moved to approve the Planning Commission Minutes for June 21, 2016 as 1 
written. 2 
 3 
Bryce Higbee seconded the motion.  The motion passed with 4 Ayes and 0 Nays. Bryce Higbee, David 4 
Fotheringham, Jane Griener and Steve Swanson all voted Aye. 5 
 6 
Adjourn 7 
 8 
Steve Cosper stated that the Planning Commission had covered all of the items on the agenda and 9 
adjourned the meeting at 7:00pm. 10 
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