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ALPINE CITY PLANNING COMMISSION MEETING 

Alpine City Hall, 20 North Main, Alpine, UT 

May 18, 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, Ed Bush, Troy Slade 

Excused: Alan MacDonald, Sylvia Christiansen 

Staff: Austin Roy, Jed Muhlestein, Marla Fox 

 

 B.  Prayer/Opening Comments: John MacKay 

 C.  Pledge of Allegiance: Ethan Allen 

 

II.  PUBLIC COMMENT 

 

There were no public comments. 

 

III.  ACTION ITEMS 

 

A. Public Hearing – Zone Change – 183 N. 100 W. – Aaron Wood with Redwood Dental 

City Planner Austin Roy explained that the owner of the property located at 183 North 100 West was 

proposing a zone change for this property.  The property was currently zoned as TR-10,000 residential 

single family and it was proposed that the property be rezoned as Business Commercial.  The petitioner 

would like to use the existing structure, with a few minor renovations, as a dentist office.  Property 

already had sufficient parking for the proposed use and was located adjacent to the Business Commercial 

zone.  There currently existed other businesses on 200 North, including Purple, Snoasis, and Balance 

Dance Studio.  Austin Roy said there was plenty of parking for the business.  The proposed property 

abuts the current Business District.  Austin Roy said a zone change would require the General Plan be 

amended. 

 

Aaron Wood, applicant, introduced his family.  He said he grew up in Alpine and wanted to bring his 

dental practice back to his hometown.  He employed one person and wanted to be open only a couple of 

days a week.   He said there would only be three cars at the office at one time.  He would like to keep the 

property nice and fit in with the small-town feel.   Mr. Wood explained that his front door would face 

commercial and no changes would be made.  He said he currently met the landscaping and parking 

requirements.  His business would be less busy than renting the home to a family coming and going.  Mr. 

Wood said his family planned to be Alpine forever, as he wanted to raise his family there. 

 

Jane Griener opened the Public Hearing.  

 

Kristen Shelley said she owned a property next to Mr. Wood’s proposed property.  She said she loved the 

Wood family but did not want a business at this location.  She was concerned about traffic and said it 

opened up the whole street to commercial properties.  She explained that this was a residential zone and 

that it should stay that way.  Additionally, there was not enough housing for families and therefore she 

believed the home should be used for a family to live in. 
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Kaelyn Wood, resident, said there would be less traffic with this office than with a family living there.  

She explained that Mr. Wood was good dentist; he was always up-to-date on the latest practices and kind 

to his patients.  He would be a great asset to the community.  Ms. Wood said Dr. Wood tried every 

creative way to bring his office to Alpine and there were no other options available.  Dr. Wood purchased 

this home next to the Commercial District in hopes that the City would allow him to practice at this 

location.  His office would only bring charm and positivity to the community.  She knew that given his 

reputation he would be an exceptional neighbor. 

 

Scott Johnson, resident, said the Woods were great people.  He said his concern was other commercial 

businesses following this pattern and the Commercial Zone growing in his neighborhood. 

 

Jerry McGhie, resident, said he had been friends with the Woods for many years.  He had no concern 

about the dentist office, but he did not want the neighborhood property values to go down being next to a 

commercial business.  He said he would like to see Dr. Wood find another place for his office and wished 

him best of luck. 

 

Clair Taylor, resident, said she was happy for a dental office to open in Alpine and said it would look 

better than a run-down property. 

 

Diane Evans said the dental office being open a couple of days a week would have less impact than a 

family living there.  A business dedicated to keeping Alpine’s small town charm and having such deep 

family roots in Alpine made great sense for the community.  She supported Dr. Wood’s endeavor to move 

his business to Alpine. 

 

Melody Roper said she loved Alpine’s small town feel.  She said she was a patient of Dr. Wood’s.  She 

was in favor of the dental office in the proposed location.  She also noted that Mrs. Wood was a designer 

and would ensure that the small town feel and charm was maintained at this location; they were small 

town people that were dedicated to maintaining the esthetic of the City.  She was confident that a zoning 

change would not change the beautiful fabric of Alpine. 

 

Maureen Henderson, resident, said she was in favor of the dental office in the neighborhood and said Dr. 

Wood would take care of the property.  The practice would be small and would not be busy, and she was 

confident that the Woods would improve the house and be a good neighbor to the other residents in the 

area. 

 

Mr. and Mrs. Snyder, resident said the dental office would be an asset to the neighborhood.  They noted 

that the Woods were raised in Alpine and would love to give back to the community. 

 

Tony and Chris Wengreen, resident, said the proposed property had been used as a rental property for 

many years.  He said they were not in favor of changing the zoning to commercial.  They did not want the 

traffic, the low property values, or businesses in their neighborhood. 

 

Joshua Madsen, resident, was not in favor of the dental office in this location.  He would like Dr. Wood to 

find another location in the Business District. 

 

Jane Griener closed the Public Hearing. 

 

Jane Griener said the Planning Commission needed to recommend a zone change and a general plan 

change at the same time.  There was subsequent discussion regarding process. 
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Ethan Allen said he didn’t think the dental office would be a negative contribution to the neighborhood.  

The concern would be what would happen in the future. 

 

Ed Bush said he was concerned about other properties wanting to change to the commercial district if the 

City allow this zone change to happen.  He said this opened a can of worms. 

 

MOTION: Commission Member Ed Bush moved to recommend to DENY the zone change for the 

Aaron Wood Redwood Dental office.  John MacKay seconded the motion.  There were 5 Ayes and 0 

Nays (recorded below).  The motion passed.  

 

Ayes:     Nays:        

Ed Bush     None 

Ethan Allen 

John MacKay 

Jane Griener 

Troy Slade 

 

B. Public Hearing – Open Space Purchase Proposal – 539 N Pfeifferhorn Drive – Michael 

McArthur 

The petitioner, Michael McArthur, submitted a request to purchase a ~1,738 square foot piece of open 

space.  The property is located at 539 North Pfeifferhorn Drive. 

 

The open space in question included an easement with a large gas pipeline that ran through it and had 

been vacated or retired by Dominion Energy. The easement allowed for certain things to be built within it, 

such as: a driveway, curbing, and landscaping (no deep-rooted trees permitted).  The piece of open space 

also contained a ground moisture box that would have to remain, but any future property owner would be 

able to landscape around it.  The City saw the open space as a possible location for a future trailhead with 

parking. 

 

In January of 2019, the City Council approved a land swap with the previous landowner to exchange a 

5,190 square foot piece of private property for a 5,190 square foot piece of public open space.  However, 

the previous landowner never ended up recording an amended plat to this effect.  Therefore, the County 

records still showed the same boundaries as before.  The property had since been sold and the new owner 

would like to purchase a piece of the open space rather than the exchange the was approved in the past.  

 

The petitioner was seeking to purchase public open space to add frontage to his existing lot.  The public 

open space proposed for purchase ran from the northeast corner of his property to five feet past the 

moisture box (see exhibit).  The petitioner felt this would be the highest and best used of the land as it 

would be landscaped, and the moisture box would be hidden from the street view.  Also, the petitioner did 

not feel like the proposed purchase would interfere with the City’s future planned trailhead in this location 

(if the City did not want to put a trailhead in this location the petitioner would be interested in purchasing 

even more of the open space).  

 

Any alteration to public open space required Planning Commission recommendation, and City Council 

approval. 

 

Article 3.16.4.2 says: 

Land included in these parks shall not be materially changed, improved, altered, disposed of in 

any manner or used for any other purpose except after a recommendation of the Planning 

Commission following a public hearing and by a super majority vote of the City Council (4 

positive votes out of 5 City Council members are required).  A material change shall include, but 



4 

 

PC May 18, 2021 

is not limited to, a change to the park’s present and essential defining characteristics, creation of 

or improvement of roadways or parking lots within the park. 

 

Based on the most recent tax information, this property was valued at $9.31 per square foot.  The 

proposed purchase price would be 50% of valuation since the land was unbuildable. Therefore, the 

proposed purchase price would be approximately $8,094 for the ~1,738 square foot piece of open space. 

 

Austin Roy said by acquiring this piece of property, the homeowner would double his frontage and be 

able to better fit a driveway.  He said there was a moisture evaporation box next to the property and the 

driveway would have to stay clear of the box.  Mr. Roy said further explained that there was a trail 

easement to the north of this property.  The Trail Committee would like to put a trailhead in that area for 

the trail.  Austin Roy said even with the property purchase, there would still be room for a couple of 

parking spaces.   Austin Roy said the purchase amount would be figured out by the City Council. 

 

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

Hearing. 

 

John MacKay said he lived around the corner of this property.  He believed this would clean up the 

property boundaries and was in favor of the proposal.  He said he did not think parking for the trailhead 

would work because of the elevation.  Mr. Roy agreed that elevation would make a difference and 

therefore staff would investigate that issue further. 

 

There was subsequent discussion on an appropriate motion to make for this item.  Ed Bush, Ethan Allen, 

and Jane Griener all said they are in favor of the proposal. 

 

MOTION:  Commission Member Ethan Allen moved to recommend that the proposal to sell 

approximately 1,738 square feet of public open space be approved as proposed.  Troy Slade seconded the 

motion.  There were 5 Ayes and 0 Nays (recorded below).  The motion passed.  

 

Ayes:     Nays:  

Jane Griener    None       

John MacKay 

Ethan Allen 

Ed Bush 

Troy Slade 

 

C.  Preliminary Plat - Koroem Court Subdivision - Brian Hansen with Heritage Custom 

Homes 

Jed Muhlestein explained that the Koroem Court Subdivision consisted of three lots on 8.44 aces. The 

development was in the CR-20,000 zone and located at approximately 662 North Whitby Woodlands 

Drive.  The applicant was seeking approval of the Preliminary Plat. 

 

Jed Muhlestein said this subdivision received Concept approval in November of 2020.  He said right-of 

way, streets, and frontage meets the ordinance.  He said the water systems were on the higher end of the 

low pressure zone needed offsite improvements to meet the fire flows and low pressure requirements.  

The developer worked with Nathan Terry on Main Street to bring water lines in between lots 2 and 3 with 

a looped system to provide water to the development. 

 

Jed Muhlestein said the storm water would be routed to the side of lot 1 with a retention area for run-off.  

The developer had not submitted a plan for that and land would be required to build a retaining wall.  The 

ditch would need to be piped to keep waste from getting into the ditch.  Regarding storm water, there was 
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a large ravine on the west side of lot 2, and a ditch and a culvert would be installed to re-route water per 

ordinance requirements.  They were showing a 20 foot easement for this. 

 

Jed Muhlestein said the sewer main line was in Whitby Woodlands, and it flowed southward and out 

where a connection could be made.  It would all be a gravity system.  Jed Muhlestein said some of the 

development was in the Geotech Hazard area and the developer was required to investigate earthquake, 

rock fall, and debris, flooding.  The applicant provided a geotechnical report that reviewed each of these 

issues, and the report showed nothing of concern.  He mentioned that there were several redlines on the 

plat they were required to correct prior to final submittal.  Other than the redlines and retaining wall, staff 

recommended approval of the project. 

 

Jane Griener asked if the irrigation ditch opened where it entered their property, to which Mr. Muhlestein 

answered affirmatively.   

 

MOTION:  Commission Member Ed Bush moved that the Koroem Court Subdivision Concept Plan be 

approved with conditions: 

 

1. Developer address Redlines 

2. Provide Retaining Wall design by the retention area. 

 

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

 

Ayes:     Nays:  

Jane Griener    None       

John MacKay 

Ethan Allen 

Ed Bush 

Troy Slade 

 

       D.  Public Hearing – Ordinance 2021 - 12 Retaining Walls 

Austin Roy said recently, the City Council approved changes to accessory buildings with regard to 

building height and location.  Specifically, the code was changed to require documentation from utility 

companies when an accessory structure would be allowed within a public utility easement (aka – P.U.E.).  

Staff realized that the retaining wall ordinance needed updated to require the same documentation for 

walls within the P.U.E.  This verbiage, along with some other minor modifications to the ordinance, was 

proposed for the Planning Commission’s review and approval. 

 

Jed Muhlestein discussed that he had reached out to various cities to determine how they handled 

retaining walls.  Based on his research while drafting this ordinance, he determined that a retaining wall 

was more intrusive than a shed and could not be moved.  He said other cities required an easement to be 

vacated before a retaining wall could be placed in a public utility easement. 

 

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

Hearing. 

 

MOTION:  Commission Member Troy Slade moved to recommend that Ordinance 2021-12 Retaining 

Walls be approved as proposed.  John MacKay seconded the motion.  There were 5 Ayes and 0 Nays 

(recorded below).  The motion passed unanimously. 

 

Ayes:     Nays:      

Jane Griener    None 
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Ed Bush       

John MacKay 

Ethan Allen 

Troy Slade 

 

IV. COMMUNICATIONS 

Jane Griener reminded the Planning Commission members to try and give more notice if they will be 

absent from a meeting. 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: May 4, 2021 

 

MOTION:  Ed Bush moved to approve the minutes for May 4, 2021 as written.  Ethan Allen seconded 

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

 

Ayes:     Nays:      

Jane Griener    None 

Ed Bush       

John MacKay 

Ethan Allen 

Troy Slade 

 

MOTION:   Ethan Allen moved to adjourn the meeting.  Troy Slade seconded the motion.  There were 5 

Ayes and 0 Nays (recorded below).  The motion passed unanimously. 

 

Ayes:     Nays:  

Jane Griener    None 

Ed Bush 

Ethan Allen       

Troy Slade 

John MacKay 

 

The meeting was adjourned at 8:28 p.m.   


