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ALPINE CITY PLANNING COMMISSION MEETING 

Alpine City Hall, 20 North Main, Alpine, UT 

March 16, 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:  Ethan Allen, John MacKay, Ed Bush, Sylvia Christiansen,  

Excused: Alan MacDonald, Troy Slade  

Staff: Austin Roy, Jed Muhlestein, Marla Fox 

 

 B.  Prayer/Opening Comments: Sylvia Christiansen 

 C.  Pledge of Allegiance: Ethan Allen 

 

Chairwoman Jane Griener reminded the audience of the notes on meetings etiquette.  

 

II.  PUBLIC COMMENT 

 

No Comments. 

 

III.  ACTION ITEMS 

 

A. Extension of Non-Conforming building – 1031 E. 300 N. – Carson Home – Chris Hill of Iron 

Ridge Construction 

 

City Planner Austin Roy presented the case for the Carson home, located on 300 North.  The Carson’s 

came to the Planning Commission seeking approval for modifications to an existing non-conforming 

building. Theirs is an older home that does not meet current planning and zoning standards.  That fact 

makes coming to the Planning Commission for approval for modifications necessary, and modifications 

must meet current standards.  The plans proposed the addition of a front porch.  On the side street, the 

proposal does not meet current setback standards, which are 12 feet.  Roy pointed out that with minor 

changes to the building plan, it could meet the current standards. He recommended approval pending 

those changes.  

 

Mrs. Carson was present at the meeting and came forward to state her case and answer questions.  She 

stated that the home was built in 1969 and she bought it in 1994.  She didn’t know at the time of purchase 

that the home was non-conforming.  She didn’t have alternate, conforming plans for the porch at the time 

of the meeting.  She cited the support of the neighbors for this beautifying project.    

 

Austin Roy pointed out that the only way to get approval on the plans as they are written is to go through 

the variance process for an exception. An administrative law judge would have to rule on it.  Jane Greiner 

outlined options The Carson’s have for simple changes that could be approved by the City Council, 

though they could simultaneously pursue the variance and see how that worked out.   

 

MOTION:  Commission Member Sylvia Christiansen moved to recommend approval of the proposed 

porch as is. Commission Member Ed Bush seconded the motion. The motion died. 
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A brief discussion focused on the fact that the proposed plans are only a few inches off, and it seemed 

unnecessary to strain over a few inches.  However, the law is written in such a way that the Planning 

Commission cannot recommend anything that doesn’t conform. All they could do would be to 

recommend to the City Council acceptance with changes.  

 

MOTION: Commission Member Ethan Allen moved to recommend approval of the proposed porch 

addition with the condition that the porch foundation be moved to conform to the guidelines of the 

setback ordinance. Ed Bush seconded the motion.  There were 5 Ayes and 0 Nays (recorded below).  The 

motion passed.  

Ayes:     Nays:       

Ethan Allen 

Ed Bush 

John MacKay 

Jane Griener 

Sylvia Christiansen 

 

 

 

B. Final Plat – The Ridge at Alpine Phase 5 

 

City Planner Austin Roy began this presentation by stating this is the final phase of this project and 

contains just homes.  Previous phases addressed trails as part of a conservation easement. The subdivision 

consists of 72 lots on 189.5 acres, with this Phase 5 being 29 lots on 25.91 acres.  The development is 

located in the CR 40,000 zone, west of the Alpine Cove subdivision and north east of Heritage Hills Plat 

A.  The Ridge at Alpine has been approved as a Planned Residential Development (PRD). 

 

Austin Roy said all the lots meet the minimum lot requirement and are all single-family home lots.  There 

are no existing buildings that will require demolition.  He stated that the plat meets the ordinance and 

Staff recommends it for approval. 

 

City Planner Jed Muhlestein said Phase 5 will complete the road connections.  He said everything is in 

place as was planned previously for culinary and storm water.  He mentioned that in previous phases, the 

geotechnical and hazard aspects were referred to a later phase.  Now that the final phase is being 

approved, those issues are being presented.  He stated that one area of concern has been previous 

excavation and backfill. All of that has been documented and will be made known to lot buyers.  Another 

area of concern has been for falling rock.  Many of the lots are at the base of a hill, and have special 

considerations for falling rock marked on the plat, which will also be made known to lot buyers.  Jed 

Muhlestein praised the documentation on this project, and stated that Staff recommends it to be approved.  

 

Jane Griener asked for questions regarding the development. Questions were related to the excavation for 

road construction and how lot buyers will be made aware of the excavation and falling rock concerns that 

are noted on the plat map.  For road construction, the excavation criterion is that roads be excavated 2 feet 

deeper than previous excavations, and the road contractors know this.  As for alerting lot buyers, all 

restrictions are marked plainly on the map, and even though the Commission would recommend to the 

realtor that full verbal disclosure be made, it is up to the buyer to do their due diligence, which would be 

to study the map on file with the County and ask questions so they understand fully any restraints.   

 

Jane Griener’s final question regarded whether there were any improvements noted in previous phases 

that need to be made.  Jed Muhlestein stated all requirements have been met. 
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MOTION:  Ed Bush moved to recommend approval of the proposed The Ridge at Alpine Phase 5 with 

the following conditions: The Developer will meet the water policy with Alpine Irrigation Co. shares. 

Ethan Allen seconded the motion. There were 4 Ayes and 1 Nays (recorded below).  The motion passed.  

Ayes:     Nays:       

Ethan Allen     Sylvia Christiansen 

Ed Bush  

John MacKay 

Jane Griener 

 

 

C. Public Hearing – Ordinance 2021-08 Large Animals 

 

City Planner Austin Roy stated that current City code allows for a maximum of five large animals 

(specifically horses) per lot. One large animal is permitted on a lot of 10,000 square feet, and an 

additional large animal is permitted for every additional 10,000 square feet of lot size, with a maximum of 

five large animals allowed per lot.  Some lots are larger and could accommodate more than five large 

animals if the ordinance allowed that.  The City has received feedback from residents who would like to 

be able to have more than five large animals on a single lot if they have a larger lot with additional 

acreage.  

 

Staff has reviewed the ordinances for large animals in American Fork, Draper, Highland, and Lehi.  None 

of these neighboring municipalities have a hard cap on the number of large animals like Alpine City does.  

CITY REQUIREMENTS MAX # 

Alpine City Minimum Lot size 10,000 sq ft. for 1 large animal, with 1 

additional large animal for each 10,000 sq. ft.  

5 per lot 

American 

Fork 

Permitted on land zoned for livestock management, with 1 large 

animal permitted for each 10,000 sq. ft. 

N/A 

Draper Minimum lot size 20,000 sq. ft. for 2 horses, with 1 additional 

horse for each 10,000 sq. ft. 

N/A 

Highland Minimum lot size 30,000 sq. ft. for 3 large animals, with 1 

additional large animal for each 10,000 sq. ft. 

N/A 

Lehi Dependent on zone. In permitted zones, 2 horses per half acre. No 

limit on 5 or more acres or in agricultural zones, other zones a 

maximum of 2 horses per lot.  

N/A 

 

This is the third time the issue has come before the Planning Commission. Previously, the Planning 

Commission reviewed the proposal to remove the cap limit on number of large animals and recommended 

approval to the City Council.   

 

In a City Council meeting, a motion was made by Jason Thielen.  It stated that one large animal could be 

kept on 20,000 square feet.  Additional animals (up to 8 or 10) could be had on additional increments of 

10,000 square feet, and the cap was raised to eight to 10 animals per lot.  Large animals are defined as 

cows and horses, and include only those animals over six months old.  To exceed the cap on lots over five 

acres of size would require special permission from the Council based on dwellings, neighbors, and other 

criteria.  
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The Council wasn’t sure they wanted a cap, and they wanted to have a public hearing on the matter, so 

they referred the issue back to the Planning Commission. Incidentally, landowners having animals prior 

to any ordinance do not have to comply with the current ordinance.  That fact does not need to be 

included in any current motion.   

 

Jane Griener opened the Public Hearing, 

 

Resident April Cooper said she is not in favor of the firm 20,000 square foot limit.   It seems like the 

Planning Commission and City Council are overreaching their authority. She said there is a reason people 

live in Alpine, and it’s because it has allowed large animals.  She said she would like the ordinance to stay 

as it is.  She said the proposed changes would create a bigger divide between the haves and the have-nots 

who can’t afford a larger lot. 

 

Resident Ryan Salter said you penalize the animals by forcing them to be alone.  Herd animals do better 

in pairs or more numbers.  He said we need to consider the animals because there is safety and animal 

happiness in allowing one per 10,000 square feet.  He asked if the grandfathered properties would have a 

cap at all.   

 

Resident Troy Ellis said he lost a horse, and it has been difficult for the animal left behind.  It makes it 

hard to control the animal because horses are social animals.  He thought any ordinance that limits to one 

horse is too restrictive.  He said you also need at least two horses in order to ride with someone which is 

the enjoyable part of owning the horses. 

 

It was stated that professional riders in the east have little lots and know how to make it work by their 

horse keeping skills.  

 

Resident Martha Williams says it is all about how you keep the horse.  She has three acres and gets the 

horses out five days a week for rides.  She said if you get the horses out regularly, a small property will 

work.  She is in favor of less regulation and good horse keeping. 

 

Resident April Cooper asked if people in Alpine are mistreating their animals, or if the Commission is 

hearing complaints about animal owners on small lots.  Jane Griener said no, this has come forward 

because a resident wanted to evaluate the cap of how many animals are allowed. Cooper asked what the 

opinion of the Commission is on changing the minimum amount of land from 10,000 square feet in the 

current ordinance, to 20,000 in a new ordinance—a change which, to her, seemed unwarranted.  

 

Commission Member Ed Bush said the Planning Commission recommended to the City Council to allow 

one animal per 10,000 square feet.  It came back to the Planning Commission for another look, and with 

new numbers.  

 

Resident Breezy Anson wanted to know if research has been done on how safe it is to have many animals 

on a lot. A small pasture could be a problem.  He said he has gotten calls about who boards horses and he 

would not want to see this becoming a business.  He is in favor a putting a cap on how many animals you 

can have on a small lot.    

 

Resident Dee Turner said we don’t want to affect our neighbors by having animals too close.  He said we 

need to be respectful. 

 

Resident Steve Carr e-mailed a question about grandfathering. He moved to Alpine because it was horse 

friendly and has a small-town feel.  He said he is just completing a horse barn and fencing.  He said his 

concern is that his animals will be forced out in the future.  
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Resident Mike Ball said he supports change because small lots are smelly and full of flies.  He would like 

to see the lot requirement raised to 60,000 square feet. He sees tiny lots with lots of animals everywhere. 

Larger lots make a huge difference in the number of flies and the smell. 

 

Resident Troy Ellis commented again, saying he would lose value in his property if he wasn’t allowed to 

sell his property as horse property. 

 

Jane Griener closed the Public Hearing.  

 

The Commission had a broad discussion, with the following points coming into focus:  They have three 

items subject to change:  1. Size of the lot.  2. Number of large animals allowed on that lot. 3. Cap of 

large animals on the lot.  Several points were enlightened during the meeting, such as the social nature of 

horses, how landowners manage their horses, whether or not residents see horses as improving their 

property value, and how neighbors might see horses of others devaluating their property. It is impossible 

to please everyone, but having a broad ordinance that meets the needs of most people is important.  

 

Another point that came out is that zoning affects all of this, too.  There are some areas of Alpine that are 

zoned such that horses are not allowed at all.  There was discussion as to how many lots would be 

affected by the change. It was noted that there are other ordinances for smaller animals such as goats, and 

that any problems with animals are handled under nuisance laws, which are under the jurisdiction of the 

police as complaints come in.  

 

MOTION:  John Mackay moved to recommend amending Ordinance 2021-08, to say 2 large animals be 

approved on a 20,000 square foot lot with 10 animals as a cap per lot.  Additional large animals may be 

approved on lots over 5 acres by the City Council. Ethan Allen seconded the motion.   

 

There were 4 Ayes and 1 Nays (recorded below).  The motion passed. 

Ayes:     Nays:  

Ethan Allen                 Sylvia Christiansen 

Jane Griener 

Ed Bush       

John MacKay 

 

 

IV. COMMUNICATIONS 

 

There will not be a meeting on April 6, 2021.  

 

Meetings now have an anchor location of City Hall, but people can attend online, as well.  

 

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

 

MOTION:  Ethan Allen moved to approve the minutes for February 16, 2021 as written. Ed Bush 

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

 

Ayes:     Nays:  

Ethan Allen     None 

Jane Griener 

Ed Bush       

John MacKay 



6 

 

PC March 16, 2021 

Sylvia Christiansen 

 

MOTION:  Sylvia Christiansen moved to adjourn the meeting. John Mackay seconded the motion.  

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

 

Ayes:     Nays:  

Ethan Allen     None 

Jane Griener 

Ed Bush       

John MacKay 

Sylvia Christiansen 

 

The meeting was adjourned at 9:00 p.m.   


