
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, UT will hold a Regular Meeting 
 at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, January 7, 2020 at 7:00 pm as follows: 
 
I. GENERAL BUSINESS 
 

A. Welcome and Roll Call:          Bryce Higbee 
B. Prayer/Opening Comments:        Jessica Smuin 
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 – Amendment to Development Code – Road Grade Changes 

Planning Commission will hold a public hearing, review proposed updates to Development Code and make a 
recommendation to City Council 

B. Major Subdivision – Preliminary Design Plan – Brookside Meadows 
 Planning Commission will review plans and make a recommendation to City Council. 

C. Gateway/Historic Requirements – J & L Automotive Addition 
  Planning Commission will review the updated plans and make a recommendation to City Council.  

D. Amendment to Development Code – Short Term Rentals 
Planning Commission will review proposed updates to Development Code and make a recommendation to City 
Council. 

 
IV.   COMMUNICATIONS 

  
V.     APPROVAL OF PLANNING COMMISSION MINUTES: December 3, 2019  
         
         
ADJOURN      
 
      Vice-Chairman Bryce Higbee 
      January 7, 2020 
 
 
 
 
 

 
 

 
 
 
 
 
 

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 vs. 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: Public Hearing – Amendment to Development Code – Road Grade 

Changes 
 

FOR CONSIDERATION ON: 7 January 2020 
 

PETITIONER: Staff   
 

ACTION REQUESTED BY PETITIONER: Recommend approval of proposed 

changes. 

      

BACKGROUND INFORMATION:  
 

Staff has noticed differences between State Code and Fire Code vs the Development 

Code. It is proposed that the Development Code be amended to match State Code and 

Fire Code. See attached staff report for further details. 

 

 

 
STAFF RECOMMENDATION: 

Recommend approval of the proposed ordinance. 

 

SAMPLE MOTION TO APPROVE: 

I motion to recommend that Ordinance 2020-1 be approved as proposed. 

 

SAMPLE MOTION TO APPROVE WITH CONDITIONS: 

I motion to recommend that Ordinance 2020-1 be approved with the following 

conditions/changes: 

• ***Insert Finding*** 

 

SAMPLE MOTION TO DENY: 

I motion to recommend that Ordinance 2020-1 be denied based on the following: 

• ***Insert Finding*** 
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Staff Report  Summit Pointe Subdivision – Plat Amendment 

 
 

ALPINE CITY 
STAFF REPORT 
December 17, 2019 

 
To:  Alpine City Planning Commission & City Council 
   
From:   Staff 
 

Prepared By: Jed Muhlestein, City Engineer  
Engineering & Public Works Department 

 
Re: Development Code 4.07.060 & 4.07.090 – Road Design  
  
Staff has noticed differences between State Code and Fire Code vs the Development Code.  The 
following changes are proposed to resolve the differences: 

1. Adjust maximum road grade on minor roads to 10% to match Fire Code  
(DC 4.07.090.2) 

2. Add a section requiring the Fire Marshal’s approval when grades are proposed above 
10%.  The fire code does allow grades above 10, but not over 12 percent, so long as the 
local Fire Marshal approves the design.  
(DC 4.07.090.2) 

3. Reduce the maximum distance a road can be installed at maximum grade from 600 feet to 
500 feet to align with State Code. 
(DC 4.07.090.5) 

 
Also, for clarification purposes, the following two items are addressed: 

1. Roads are designed with minimum and maximum grades in mind; current ordinance does 
not specify a minimum grade.  Minimum road grade of 1% was added.   
(DC 4.07.090.1-3) 

2. The cul-de-sac section of ordinance is often misunderstood; this section was re-written 
for clarity.   
(DC 4.07.090.3) 

3. Section 4.07.090.6 was deleted as this section is covered in 4.07.060.  4.07.060 was also 
looked at and updated to reflect current AASHTO (American Association of State 
Highway Officials) roadway design policies.   
 

MODEL MOTION   
 
SAMPLE MOTION TO APPROVE 
 
I motion to recommend approval of the proposed ordinance 2020-1 as presented.   
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ALPINE CITY

ORDINANCE 2020-1

AN ORDINANCE ADOPTING AMENDMENTS TO ARTICLE 4.07.060 AND 4.07.090 OF

THE ALPINE CITY DEVELOPMENT CODE PERTAINING TO CURVATURE AND

ALIGNMENT AND ROAD GRADES..

WHEREAS, The Alpine City Council has deemed it in the best interest of Alpine City to
amend the design standards, specifically curvature and alignment and road grades; and

WHEREAS, the Alpine City Planning Commission has reviewed the proposed
Amendments to the Development Code, held a public hearing, and has forwarded a
recommendation to the City Council; and

WHEREAS, the Alpine City Council has reviewed the proposed Amendments to the
Development Code:

NOW THEREFORE, be it ordained by the Alpine City Council, in the State of Utah, as
follows: The amendments to Article 4.07.060 and 4.07.090 contained in the attached document
will supersede Article 4.07.060 and 4.07.090 as previously adopted. This ordinance shall take
effect upon posting.

SECTION 1: AMENDMENT “4.07.060 Curvature And Alignment” of the Alpine
City Development Code is hereby amended as follows:

B E F O R E  A M E N D M E N T

4.07.060 Curvature And Alignment

1. Horizontal Curves. To ensure adequate sight distances, street roadway line connections
shall be made by horizontal curves. The minimum centerline radii for minor streets shall
be one hundred fifty feet (150') and of all other streets shall be three hundred feet (300').
On collector and arterial streets, a minimum tangent of one hundred feet (100') shall be
required between a curve and street intersection; a minimum tangent of one hundred
feet (100') shall be required between reverse curves.

2. Vertical Curves. Vertical curves shall be used at all changes of grades exceeding one per
cent (1%) and shall be designed to provide minimum sight distances of two hundred feet
(200') for minor streets and three hundred feet (300') for all other streets, except that
vertical curves for major streets shall be as determined by the current specifications of
the Utah State Department of Transportation.
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3. Where minimum vertical curve lengths cannot be met, the requirements in the
AASHTO (American Association of State Highway Officials) publication, AA Policy on
Geometric Design of Highways and Streets shall be used. The design of streets shall be
based on a 25 mph design speed.

(Ord. 98-19 amending Ord. 78-03)
(Amended by Ord. 2014-12, 7/08/14; Ord. 2016-03, 02/23/16)

A F T E R  A M E N D M E N T

4.07.060 Curvature And Alignment

1. Horizontal Curves. To ensure adequate sight distances, street roadway line connections
shall be made by horizontal curves by as large a radius as practical. The minimum
centerline radii for minor streets shall be one hundred fifty feet (150') and of all other
streets shall be three hundred feet (300'). On collector and arterial streets, a minimum
tangent of one hundred feet (100') shall be required between a curve and street
intersection; a minimum tangent of one hundred feet (100') shall be required between
reverse curves.

2. Vertical Curves. Vertical curves shall be used at all changes of grades exceeding one per
cent (1%) and shall be designed to provide the maximum sight distances practical. For
minimum sight distances requirements, refer to Exhibit 3-1 on page 112of two hundred
feet (200') for minor streets and three hundred feet (300') for all other streets, except that
vertical curves for major streets shall be as determined by the current specifications of
the Utah State Department of Transportation.

3. Where minimum vertical curve lengths cannot be met, the requirements inof the 2001
AASHTO (American Association of State Highway Officials) publication, AA Policy on
Geometric Design of Highways and Streets.shall be used. The design of streets shall be
based on the anticipated posted speed limit of that street.a 25 mph design speed.

(Ord. 98-19 amending Ord. 78-03)
(Amended by Ord. 2014-12, 7/08/14; Ord. 2016-03, 02/23/16)

SECTION 2: AMENDMENT “4.07.090 Road Grades” of the Alpine City
Development Code is hereby amended as follows:

B E F O R E  A M E N D M E N T

4.07.090 Road Grades

 All road and street grades (including common-use private roads) shall be designed as follows:
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1. Arterial and Collector roads or streets: Limited to a maximum grade of ten per cent
(10%). Sustained grades shall be limited to seven per cent (7%).

2. Minor roads or streets and common-use private roads: limited to a maximum grade
of twelve percent (12%). Sustained grades shall be limited to nine per cent (9%).

3. Cul-de-sacs with a negative grade progressing toward the turnaround shall be limited to
a maximum grade of four per cent (4%). The cul-de-sac shall terminate with a grade not
to exceed two per cent (2%) for the last one hundred feet (100') of traveled surface. The
maximum grade of the bubble in a cul-de-sac is not to exceed 3%.

4. Street intersections: Have a vertical alignment such that the grade shall not exceed
three per cent (3%) for a minimum distance of fifty feet (50') each way from the
centerline of the intersection.

5. Maximum grades: Approved only when accompanied by changes to a lesser grade, and
where length of that portion of that road at maximum grade is less than six hundred feet
(600').

6. All changes in vertical alignment: Made by vertical curves with minimum length of
two hundred feet (200') for minor streets and three hundred feet (300') for major streets.
(See DCA 4.07.060 Part 3).

7. Roads in mountainous terrain: Shall be designed at less than maximum allowable
slope in order that they can be safely negotiated and that snow can be removed during
winter.

8. All cuts and fills must be treated with top soil and vegetated.

(Ord. 98-19 amending Ord. 78-03)
(Amended by Ord. 2014-12, 7/08/14; Ord. 2016-03, 02/23/16)

A F T E R  A M E N D M E N T

4.07.090 Road Grades

 All road and street grades (including common-use private roads) shall be designed as follows:

1. Arterial and Collector roads or streets: Limited to a maximum grade of ten per cent
(10%). Sustained grades shall be limited to seven per cent (7%). Minimum grades shall be
one percent (1%).

2. Minor roads or streets and common-use private roads: limited to a maximum grade
of twelve percent (12%). Sustained grades shall be limited to ten percentnine per cent
(109%). Grades above ten percent (10%) must be approved by the Fire Marshall.
Minimum grades shall be one percent (1%).
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3. Cul-de-sacs with a negative grade progressing toward the turnaround shall be limited to
a maximum grade of four per cent (4%). The cul-de-sac shall terminate with a grade not
to exceed two per cent (2%) for the last one hundred feet (100') of traveled surface. The
cross-slope grades of the bubble shall not exceed two percent (2%) or be less than one
percent (1%). Cul-de-sacs with a prositive grade progressing toward the turnaround shall
be limited to maximum grades as specified in 4.07.090.2 and 4.07.090.5. The maximum
grade of the bubble in a cul-de-sac is The cul-de-sac shall terminate with a grade not to
exceed three percent(3%) for the last one hundred feet (100') of traveled surface. The
cross-slope grades of the bubble shall not exceed two percent (2%) or be less than one
percent (1%).

4. Street intersections: Shall hHave a vertical alignment such that the grade shall not
exceed three per cent (3%) for a minimum distance of fifty feet (50') each way from the
centerline of the intersection.

5. Maximum grades: Approved only when accompanied by sections of sustained grade or
less (as specified in 4.07.090.1-2) for minimum length of one hundred feet (100')
between vertical curves changes to a lesser grade, and where length of that portion of
that road at maximum grade is less than sixfive hundred feet (6500') between vertical
curves.

6. All changes in vertical alignment: Made by vertical curves with minimum length of
two hundred feet (200') for minor streets and three hundred feet (300') for major streets.
(See DCA 4.07.060 Part 3).Roads in mountainous terrain: Shall be designed at less
than maximum allowable slope in order that they can be safely negotiated and that snow
can be removed during winter.

7. All cuts and fills must be treated with top soil and vegetated per Alpine City Standard
Specifications and Details.
Roads in mountainous terrain: Shall be designed at less than maximum allowable
slope in order that they can be safely negotiated and that snow can be removed during
winter.All cuts and fills must be treated with top soil and vegetated.

(Ord. 98-19 amending Ord. 78-03)
(Amended by Ord. 2014-12, 7/08/14; Ord. 2016-03, 02/23/16)
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AYE NAY ABSENT ABSTAIN
Lon Lott
Judi Pickell
Carla Merrill
Gregory Gordon
Jason Thelin

PASSED AND ADOPTED BY THE ALPINE CITY COUNCIL
_______________________________.

    
    
    
    
    

Presiding Off icer  Attest

Troy Stout, Mayor, Alpine City Charmayne G. Warnock, City
Recorder Alpine City
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ALPINE CITY

ORDINANCE 2020-1

AN ORDINANCE ADOPTING AMENDMENTS TO ARTICLE 4.07.060 AND 4.07.090 OF

THE ALPINE CITY DEVELOPMENT CODE PERTAINING TO CURVATURE AND

ALIGNMENT AND ROAD GRADES..

WHEREAS, The Alpine City Council has deemed it in the best interest of Alpine City to
amend the design standards, specifically curvature and alignment and road grades; and

WHEREAS, the Alpine City Planning Commission has reviewed the proposed
Amendments to the Development Code, held a public hearing, and has forwarded a
recommendation to the City Council; and

WHEREAS, the Alpine City Council has reviewed the proposed Amendments to the
Development Code:

NOW THEREFORE, be it ordained by the Alpine City Council, in the State of Utah, as
follows: The amendments to Article 4.07.060 and 4.07.090 contained in the attached document
will supersede Article 4.07.060 and 4.07.090 as previously adopted. This ordinance shall take
effect upon posting.

SECTION 1: AMENDMENT “4.07.060 Curvature And Alignment” of the Alpine
City Development Code is hereby amended as follows:

A M E N D M E N T

4.07.060 Curvature And Alignment

1. Horizontal Curves. To ensure adequate sight distances, street roadway line connections
shall be made by horizontal curves. by as large a radius as practical The minimum
centerline radii for minor streets shall be one hundred fifty feet (150') and of all other
streets shall be three hundred feet (300'). On collector and arterial streets, a minimum
tangent of one hundred feet (100') shall be required between a curve and street
intersection; a minimum tangent of one hundred feet (100') shall be required between
reverse curves.

2. Vertical Curves. Vertical curves shall be used at all changes of grades exceeding one per
cent (1%) and shall be designed to provide the maximum sight distances practical. For
minimum sight distance requirements, refer to Exhibit 3-1 on page 112 of the 2001
AASHTO (American Association of State Highway Officials) publication, A Policy on
Geometric Design of Highways and Streets. The design shall be based on the anticipated
posted speed limit of that street.
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(Ord. 98-19 amending Ord. 78-03)
(Amended by Ord. 2014-12, 7/08/14; Ord. 2016-03, 02/23/16)

SECTION 2: AMENDMENT “4.07.090 Road Grades” of the Alpine City
Development Code is hereby amended as follows:

A M E N D M E N T

4.07.090 Road Grades

 All road and street grades (including common-use private roads) shall be designed as follows:

1. Arterial and Collector roads or streets: Limited to a maximum
grade of ten per cent (10%). Sustained grades shall be limited to seven
per cent (7%). Minimum grades shall be one percent (1%).

2. Minor roads or streets and common-use private roads: limited
to a maximum grade of twelve percent (12%). Sustained grades shall
be limited to ten percent (10%). Grades above ten percent (10%) must
be approved by the Fire Marshall. Minimum grades shall be one
percent (1%).

3. Cul-de-sacs with a negative grade progressing toward the
turnaround shall be limited to a maximum grade of four per cent
(4%). The cul-de-sac shall terminate with a grade not to exceed two
per cent (2%) for the last one hundred feet (100') of traveled surface.
The cross-slope grades of the bubble shall not exceed two percent
(2%) or be less than one percent (1%). Cul-de-sacs with a prositive
grade progressing toward the turnaround shall be limited to
maximum grades as specified in 4.07.090.2 and 4.07.090.5. The cul-
de-sac shall terminate with a grade not to exceed three percent (3%)
for the last one hundred feet (100') of traveled surface. The cross-
slope grades of the bubble shall not exceed two percent (2%) or be less
than one percent (1%).

4. Street intersections: Shall have a vertical alignment such that the
grade shall not exceed three per cent (3%) for a minimum distance of
fifty feet (50') each way from the centerline of the intersection.

5. Maximum grades: Approved only when accompanied by sections of
sustained grade or less (as specified in 4.07.090.1-2) for minimum
length of one hundred feet (100') between vertical curves, and where
length of that portion of road at maximum grade is less than five
hundred feet (500') between vertical curves.

Roads
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AYE NAY ABSENT ABSTAIN
Lon Lott
Judi Pickell
Carla Merrill
Gregory Gordon
Jason Thelin

6. in mountainous

terrain: Shall be

designed at less

than maximum

allowable slope

in order that

they can be

safely negotiated

and that snow

can be removed

during winter.

7. All cuts and

fillsmust

be treated with top soil and
vegetated per Alpine City
Standard Specifications
and Details.

(Ord. 98-19 amending Ord. 78-03)
(Amended by Ord. 2014-12, 7/08/14; Ord. 2016-03, 02/23/16)

PASSED AND ADOPTED BY THE ALPINE CITY COUNCIL
_______________________________.

    
    
    
    
    

Presiding Off icer  Attest

Troy Stout, Mayor, Alpine City Charmayne G. Warnock, City
Recorder Alpine City



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Major Subdivision – Preliminary Design Plan – Alpine Ridge Estates 
 

FOR CONSIDERATION ON: 7 January 2020 
 

PETITIONER: David Gifford   
 

ACTION REQUESTED BY PETITIONER: Approve the Preliminary Plan. 

      

BACKGROUND INFORMATION:  

Brookside Meadows consists of 15 lots on 13.306 acres.  The development is located at 

approximately 430 North 400 West, and in the CR 20,000 zone.  The preliminary plan 

shows a connection to the Whitby Woodlands Subdivision on the east side of the 

property. 

 

The City Council has reviewed and approved the concept plan and Planned Residential 

Development (PRD) status of the subdivision. The property owner has since changed the 

plans and is now incorporating additional land on the east side of the property, going 

from 9 lots to 15.  

 

 STAFF RECOMMENDATION: 

Review and approve the proposed plans. 

 

SAMPLE MOTION TO APPROVE (assumes the Planning Commission grants 

an exception to the 50-foot clear zone grading rule) 

I motion to approve the Brookside Meadows preliminary plan and changes to the 

concept plan with the following conditions: 

• The Developer is granted an exception to the 50-foot clear zone grading 

requirement for the westerly cul-de-sac; 

• The Developer address the sight triangle issue near lot 7; 

• The Developer add landscaping plans for the retaining walls; 

• The Developer add a fence on the north side of the easterly detention basin; 

• The Developer address the redlines on the plans; 

• The Developer submit a complete retaining wall design prior to construction; 

• The Developer change the name of Brookside Circle. 

 

SAMPLE MOTION TO APPROVE (assumes no exception granted) 

I motion to approve the Brookside Meadows preliminary plan and changes to the 

concept plan with the following conditions: 

• The Developer address the sight triangle issue near lot 7; 

• The Developer add landscaping plans for the retaining walls; 

• The Developer add a fence on the north side of the easterly detention basin; 

• The Developer address the redlines on the plans; 

• The Developer change the name of Brookside Circle. 

 

SAMPLE MOTION TO TABLE 

I motion to table the Brookside Meadows preliminary plan and changes to the concept 

plan based on the following: 

• **INSERT FINDING** 
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Staff Report  Brookside Meadows – Preliminary 

90 feet (measured 30 feet back from the front property line) and the length of the front lot line 

abutting the City street shall not be less than 60 feet. The proposed lots appear to meet the lot 

with requirements for a PRD. 

 

Lots in the CR-20,000 zone are required to be a minimum of 20,000 square feet in size. 

However, the Brookside Meadows Subdivision has been approved as a PRD, which grants 

density bonuses for the dedication of open space. The proposed preliminary appears to meet the 

density requirements set forth in the PRD ordinance. 

 

Use 

The developer is proposing that the lots be used for single-unit detached dwellings, which is 

consistent with the permitted uses for the CR-20,000 zone. 

 

Sensitive Lands (Wildland Urban Interface) 

See the Engineering and Public Works, and the Lone Peak Fire Department Reviews below for 

further comments on sensitive lands requirements. 

 

Trails 

The City Trail Master Plan shows no trails within the development area, and there are no nor 

does it show any proposed trails, and thus trails would not be a requirement for this subdivision. 

 

General Plan 

As part of the City General Plan, the Street Master Plan, shows a proposed new local street 

running through the Brookside Meadows property, connecting Whitby Woodlands Drive with 

200 North street. The proposed preliminary plan has incorporated the proposed new local street 

from the street master plan, which connects earlier phases of the Whitby Woodlands PRD 

Subdivision to future phases of the Whitby Woodlands PRD Subdivision. 

 

Other 

Alpine City already has a street names Brookside Court and Brook Circle. Though the proposed 

street name is different (Brookside Circle), staff would recommend changing the name to avoid 

confusion with other streets. 

 

The original concept plan showed 9 lots on 9.77 acres, and the preliminary plan now shows 15 lots 

on 13.306 acres. Staff would recommend that Planning Commission approve that the revised 

concept site plan. 

 

REVIEWS 

 

PLANNING AND ZONING DEPARTMENT REVIEW 

The analysis section in the body of this report serves as the Planning and Zoning Department 

review.  

 

ENGINEERING AND PUBLIC WORKS DEPARTMENT REVIEW 

Streets  

The plans show a compliant cul-de-sac extending off 400 West (less than 450 feet), an extension 

of Whitby Woodlands Drive which terminates in a temporary turn-a-round, and a cul-de-sac 

running northward off Whitby Woodlands Drive.  The roads meet ordinance regarding width, 
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Staff Report  Brookside Meadows – Preliminary 

length, grade, and curvature.  There is a large roadway cut at the intersection of Whitby 

Woodlands Drive and the proposed Soldier Circle.  Because of the cut, there is the potential to 

block the sight triangle with landscaping at this intersection on Lot 7.  Dev. Code 3.21.060.5 

states that “The sight triangle on corner lots shall not be obstructed.  Privacy fences, walls, or 

hedges shall not exceed three (3) feet in height, and open-style fences shall not exceed four (4) 

feet...”  The grading on this corner lot shows dirt over six (6) feet high within the sight triangle, 

on the outer edge, this is could cause an obstruction of the sight triangle.  Engineering 

recommends EITHER a retaining wall be added just outside the sight triangle to lower the 

grading OR a landscaping restriction be added restricting all shrubs/trees/landscaping features 

to be less than one (1) foot tall to reduce all obstructions within the sight triangle area. 

Staff was concerned that the grading of Soldier Circle would make it difficult, if not impossible, 

to construct driveways to the uphill lots 7 – 9.  The Developer submitted a driveway design 

showing how the worst-case scenario, lot 9, could have a driveway built and therefore the lots 

are viable lots. 

Dev. Code 4.17 and Standard Detail 1b require roadway cuts to remain within fifty (50) feet of 

the public right of way.  Where they do extend into this area, a slope easement shall be placed on 

the plat for the slopes (to be reviewed at Final Approval).  The grading for Brookside Circle 

shows a large nine (9) foot tall retaining wall on the south side to reduce the amount of fill 

pushing into the private open space and to keep the fill slope within the fifty (50) foot clear zone.  

If the retaining wall was eliminated, the grading would extend another forty (40) feet into private 

open space.  In this instance, Staff would be in favor of an exception to the 50-foot clear zone 

requirement to eliminate a large retaining wall that would be the city’s responsibility to 

maintain in the future.  See attached Exhibit A showing the differences between the two 

situations.   

Speaking of retaining walls, a tiered wall system is proposed on the west side of Whitby 

Woodlands Drive as well as another on the west and north sides of the easterly detention basin.  

The tiered retaining wall along Whitby Woodlands Dr. will require landscaping per Dev. Code 

3.32.030.5.f and the wall in the detention basin will require an open style fence on the north 

side per Dev. Code 3.32.030.5.g.   

For reference, these sections state: 

 “f.  For terraced walls viewable from the nearest public right-of-way, the horizontal separation 

between walls shall be planted with a minimum of five shrubs for every 20 linear feet of planting area. 

The size of the shrubs shall be less than one-half the width of the terrace. Shrubs shall be watered by drip 

irrigation to minimize erosion by property owner, not by Alpine City. 

 g.  Walls greater than four (4) feet in height (H) placed within H/2 of an adjacent property line, 

which would create a drop-off for the adjacent property, shall install a fence along the top of the wall in 

accordance with ADC 3.21.060.” 

Retaining wall designs are to be submitted prior to construction. 

The Fire Chief has approved road grades and design.  His report is attached. 

Lots 

Lots, and slopes on lots, were covered extensively at Concept.  Since Concept, a Geotech report 

has been submitted requiring certain setbacks from the tops and bottoms of steep slopes.  The 


