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PC December 7, 2021 

ALPINE CITY PLANNING COMMISSION MEETING 

Alpine City Hall, 20 North Main, Alpine, UT 

December 7, 2021 

 

I.  GENERAL BUSINESS 

 

A. Welcome and Roll Call: The meeting was called to order at 7:00 p.m. by Chairwoman Jane Griener.  

The following were present and constituted a quorum: 

 

Chairwoman: Jane Griener 

Commission Members:  John MacKay, Ethan Allen, Troy Slade, Jeff Davis 

Excused: Alan MacDonald 

Staff: Jed Muhlestein, Marla Fox 

 

 B.  Prayer/Opening Comments: Ethan Allen 

 C.  Pledge of Allegiance: Troy Slade 

 

II.  PUBLIC COMMENT 

No Public Comment 

 

III.  ACTION ITEMS 

 

A. Height and Grading Requirements 

Jed Muhlestein said in 2021 the Mayor asked the City look at the current height and grading regulations and 

investigate other options. Following the September fieldtrip, the Planning Commission should make a formal 

recommendation to City Council. Below is a timeline for the discussion on this item. 

 

On August 3, 2021, the Planning Commission held a discussion on height of buildings in Alpine. The Planning 

Commission asked that staff research how building height is regulated in other cities. 

On August 17, 2021, the Planning Commission continued the discussion on height and information on how other 

City’s measure height. The Planning Commission also discussed “natural grade” and how it is difficult to define. A 

proposed amendment to the ordinance, measuring height of a building from natural grade, was tabled to a later date. 

On August 24, 2021, the City Council held a discussion on height, grading, and setback requirements. The City 

Council decided it would be helpful to have a work session with the Planning Commission to work through ideas. 

On September 28, 2021, a joint field trip was held with the City Council and Planning, they visited several sites 

around the city to see and discuss examples of height and grading. 

On October 5, 2021, staff asked for feedback from the Planning Commission regarding their impressions of the field 

trip. Some of the thoughts from Planning Commission included: leaving the ordinance as is, limiting the size of 

accessory buildings, and writing separate ordinances for lots that slope down, lots that slope up, and lots that slope 

to the side. 

Jed Muhlestein said we’ve looked at different ways to measure height on buildings, such as different grades and 

looked at what other cities are doing to measure their building heights. 

Jed Muhlestein said Alpine City’s height is thirty-four feet from average finished grade to the mid-point of the roof. 

The height for an accessory building is twenty feet and it is measured to the roof line. 

Bountiful is thirty-five feet from average finished grade to the roof line. Their accessory buildings are twenty feet. 

They do specify how much fill dirt that can be brought in and their driveway can be fifteen percent. 
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Cedar Hills is thirty-five feet from the front of the home to the ridgeline; they do not count what is in the back.  

Their accessory buildings are twenty feet.  Both the home and the accessory building are measured from the finished 

grade. 

Draper City is thirty-five feet and measured from the average finished grade; their accessory building is twenty-five 

feet; they are measured from the average finished grade from a point of six feet out to the mid-point of the roof 

pitch.  Grading is allowed, with a max slope of twelve percent and they have retaining wall codes that are similar to 

Alpine City. 

Elk Ridge is thirty-five feet, measured from average finished grade. 

Park City is twenty-eight feet with accessory buildings at eighteen feet. No structure can be built higher than twenty-

eight feet and is measured from existing grade. 

Utah County is forty feet measured from average finished grade to the mid-point of the roof. 

Jed Muhlestein said he has a problem with measuring from existing grade prior to construction.  Roads are 

sometimes built high and sometimes built low.  If we measure existing grade, a home could be in a big hole. 

Jane Griener said she is concerned about people building their lot up really high to get a walk out basement or to 

have a view. 

Jeff Davis said there is nothing in the ordinance that prevents this happening as long as it does not exceed the twelve 

percent grade. 

Jane Griener wanted to know if we could say if your lot is on the down slope side, you could bring it up to street 

level. 

Ethan Allen asked if we could limit the fill added.  Jed Muhlestein said that would be difficult and people would ask 

for exceptions all the time. 

Troy Slade said ninety percent of the people are going to be building on the hillside.  Jane Griener said we still have 

some property left on flat lots. 

Jeff Davis said he doesn’t think this has been an issue. 

Jed Muhlestein said when we’ve had a complaint about the height of a home, it has met the ordinance.  The 

complaint is because someone’s view has been blocked. 

Jane Griener said we should be flexible but doesn’t think we should allow someone to build up a flat lot fifteen feet 

high.  We should minimize to a reasonable height.  Ethan Allen said he agreed. 

MOTION: Commission Member Ethan Allen moved to recommend tabling the Height and Grading Requirements 

until further review and information from Bountiful City about the possibility of limiting the grade and fill for lots. 

John MacKay seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:        

Ethan Allen 

John MacKay 

Jane Griener 

Troy Slade 

Jeff Davis 
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B. Public Hearing – Ordinance 2021-19 Electronic Signs 

Jed Muhlestein said the City has received complaints about new electronic message display signs installed at 

Westfield Elementary and Alpine Elementary. 

On October 5, 2021, the Planning Commission tabled this item so that staff could have time to verify if the signs 

meet the existing ordinance. Staff have spoken with the schools and sign company who installed the new signs, and 

it was found that the signs were running brighter than is permitted. Following that finding, the sign company 

adjusted the signs and trained the schools how to control the brightness. The signs are now on a timer that adjust the 

brightness of the signs as follows: 

8PM-6AM  0% Brightness 

6AM-11AM  60% Brightness 

11AM-2PM   100% Brightness 

2PM-5PM  60% Brightness 

5PM-8PM  20% Brightness 

Jed Muhlestein said the problem with the school signs is that they are running at full brightness and running at all 

times. The Planning Commission wanted to know if the schools were meeting the current ordinance.  Austin Roy 

met with both schools and found out they were not meeting the current ordinance.  The schools and sign company 

changed the brightness to the schedule above and said they are happy to make further adjustments if necessary.  

Jed Muhlestein said the current ordinance states that electronic message displays shall not be illuminated or active 

between the hours of 8pm and 6am and the schools have changed their schedules to meet that. 

Jed Muhlestein said the proposed language for electronic message displays shall only be illuminated or active during 

the following times: From one hour before and one hour after student instruction begins and ends, from a half hour 

before or to a half hour after an after-school event. 

Councilman Greg Gordon sent a letter to Jed Muhlestein concerning the electronic display signs at the schools.  It 

reads: 

Hi Jed, I wanted to share a few notes on the electronic sign’s topic for Planning Commission tonight.  It’s great that 

the brightness on the two new signs has been adjusted.  However, that same brightness situation may well exist for 

Mountainville as well, and for any new sign at Timberline Middle, or any potential new school.  The Westfield and 

Alpine Elementary principles are happy to comply with whatever hour restrictions the city determines are 

appropriate. 

When electronic signs were first allowed at schools, the meeting minutes and discussions clearly show that a main 

purported reason for them was for public announcements, yet, seemingly very few to no times has that actually 

happened.  So, a major justification for them did no in fact occur. 

Per our ordinances, these signs and similarly distracting/active advertisements are not allowed in even the Business 

Commercial zone. 

Many people seem to feel that these video boards are not appropriate well outside of school hours or events, such as 

all day on Sundays, starting at 6am and all summer, and until 8pm when all students have left by 4pm. 

Thank you, Greg 
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Jeff Davis said he disagrees with Greg Gordon and said he sees no reason to change the code, he said there are 

activities during the summer and library hours where messages are needed. 

The Planning Commission had a discussion about times the signs are on and to what percent of brightness.  They 

said what was proposed seemed simple and said it is what the schools came up with.  They said what Greg Gordon 

proposed is limiting with only a half and hour before and after activities.  Jane Griener said other information is 

helpful such as voting information. 

Jane Griener opened the Public Hearing. 

No comments made and Jane Griener closed the Public Hearing.  

MOTION: Commission Member John MacKay moved to recommend approval of Ordinance 2021-19 Electronic 

signs with these changes. 

1. Modify #3 to state: Standard Time periods from 6am to 8am at 20 percent brightness, 5pm to 8pm at 

20 percent brightness.  All other times of the day will be 100 percent.  From 8pm to  am signs will be 

turned off. 

Jeff Davis seconded the motion.  There were 5 Ayes and 0 Nays.  The motion passed unanimously. 

Ayes:     Nays:        

Ethan Allen 

John MacKay 

Jane Griener 

Troy Slade 

Jeff Davis 

 

C. Public Hearing – Ordinance 2021-21 Fences on Private Property 

Jed Muhlestein said Alpine City requires fences be located on a property line or within the boundaries of one’s own 

property. However, some residents have had trouble understanding this requirement and have installed fences where 

they should not have. Staff is hoping that an amendment to the code will help make things clear to help avoid future 

fence issues. 

Jane Griener opened the Public Hearing. 

There were no comments and Jane Griener closed the Public Hearing. 

MOTION: Commission member Ethan Allen moved to recommend approval of Ordinance 2021-21 as proposed. 

Jeff Davis seconded the motion.  There were 5 Ayes and 0 Nays.  The motion passed unanimously. 

Ayes:     Nays:        

Ethan Allen 

John MacKay 

Jane Griener 

Troy Slade 

Jeff Davis 

 

D. 2022 Annual Planning Commission Meeting Schedule 
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The Planning Commission reviewed the proposed schedule and said if a meeting needed to be added or deleted that 

could be done. 

 

MOTION: Commission Member Jeff Davis moved to adopt the 2022 Annual Planning Commission Meeting 

Schedule as proposed.    

Ethan Allen seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:  

Jane Griener          

John MacKay 

Ethan Allen 

Troy Slade 

Jeff Davis 

  

IV. COMMUNICATIONS 

Please RSVP to the Christmas dinner. 

Ethan Allen said we need more direction on the conservation easement issues so we know what we need to do going 

forward. 

The Planning Commission asked for a training packet to be made for incoming members, so they know what their 

duties are going to be. 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: November 16, 2021 

 

MOTION: Commission Member John MacKay moved to table the minutes for November 16, 2021.  

 

Ethan Allen seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion passed 

unanimously. 

 

Ayes:     Nays:  

Jane Griener     

Ethan Allen       

Troy Slade 

John MacKay 

Jeff Davis 

 

MOTION:  Commission Member John MacKay moved to adjourn the meeting.   

 

Jeff Davis seconded the motion. There were 5 Ayes and 0 Nays (recorded below).  The motion passed unanimously. 

 

Ayes:     Nays:  

Jane Griener     

Ethan Allen       

Troy Slade 

John MacKay 

Jeff Davis 

 

The meeting was adjourned at 8:20 p.m.   


