
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah will hold a Public Meeting 
 on Tuesday, January 18, 2021 at 7:00 pm at City Hall, 20 North Main Street, Alpine, Utah. 
 
The public may attend the meeting in person or view the meeting via the Alpine City YouTube Channel. A direct link to 
the channel can be found on the home page of the Alpine City website: alpinecity.org 
 
I. GENERAL BUSINESS 

A. Welcome and Roll Call:          Jane Griener 
B. Prayer/Opening Comments:        John Mackay 
C. Pledge of Allegiance:  Alan MacDonald 

 
II. PUBLIC COMMENT            

Any person wishing to comment on any item not on the agenda may address the Planning Commission. Comments may be  
given in person at the meeting. 

 
III. ACTION ITEMS 

A. Height and Grading Requirements Cont. 
 
IV.   COMMUNICATIONS 
 
V. APPROVAL OF PLANNING COMMISSION MINUTES: November 16, 2021 & January 4, 2022  
 
                
ADJOURN      
 
      Chair Jane Griener 
      January 14, 2022 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 

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: Height and Grading Requirements 
 

FOR CONSIDERATION ON: 18 January 2022 
 

PETITIONER: Mayor Stout 
 

ACTION REQUESTED BY PETITIONER: Make a recommendation 

regarding the City’s height and 

grading requirements. 

      

BACKGROUND INFORMATION:  

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. 

 

On December 7, 2021, the Planning Commission reviewed and discussed this item. After 

some discussion, the Planning Commission made the motion to table the item until 

further information regarding Bountiful City’s hillside ordinances could be obtained. See 

attached files for Bountiful City Ordinances. 

 

 

 

 



 
STAFF RECOMMENDATION: 

The Planning Commission should make a formal recommendation to the City Council 

on how the City should address height and grading. 

 
SAMPLE MOTION TO RECOMMEND NO ACTION: 

I move to recommend that the City continue with the existing height and grading ordinances as 

currently written and find that no changes are recommended at this time. 

 

SAMPLE MOTION TO RECOMMEND CHANGES: 

I move to recommend that the City Code be amended to: 

• ***Insert Finding*** 

 

SAMPLE MOTION TO TABLE: 

I move that the item be tabled until: 

• ***Insert Finding*** 
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B.   Transfer of Required Yard Space Prohibited.  No space needed to meet the width, yard, 
area, parking, frontage or other requirements of this Title for a lot, parcel, or building may 
be transferred, sold, bequeathed or leased apart from such lot, parcel, or building unless 
other space so complying is provided and approved by the City.  No land shall be sold or 
transferred which will result in a lot or parcel being created for building purposes that 
does not comply with the provisions of this Ordinance. 

 
C. Minimum Buildable Area - Any lot or parcel designated or zoned for residential 

development shall have a rectangular buildable area with a length to width ratio between 
2:1 and 1:2, that is located entirely on ground of less than thirty percent (30%) slope, 
that does not encroach into required setbacks or easements, and that meets the 
following criteria: 

 
R-4   2,000 sq ft 
R-3   3,000 sq ft 
RF   6,000 sq ft 
All other zones 5,000 sq ft 

 
14-14-103 YARD SPACE FOR ONE BUILDING ONLY 
 
No required yard or other open space around an existing building or which is hereafter provided 
around any building for the purpose of complying with the provisions of this Title shall be 
considered as providing a yard or open space for any other building; nor shall any yard or other 
required open space on an adjoining lot be considered as providing yard or open space on a lot 
or parcel where on a building is to be erected or established. 
 
14-14-104 FRONT YARD MODIFICATION - DEVELOPED AREAS 
 
In instances where at least seventy-five (75) percent of the lots within a subdivision and/or at 
least fifty percent (50%) of the lots along the side of a street have front yard setbacks which are 
less than that required for the zone in which they are located, the minimum front yard setback 
requirement for vacant lots shall be equal to the average of the existing front yards.  However, in 
no case shall the front yard setback be less than twenty (20) feet. 
 
14-14-105 COMBINED LOTS - RESTRICTIONS 
 
A combined lot may be created from two (2) or more contiguous lots or parcels that are 
undeveloped.  The side, front, and rear yard requirements of this Ordinance shall apply only to 
the external boundaries of the combined lot.  However, once a combined lot has been created, it 
shall not be divided except through a new subdivision plat meeting current City ordinance.  Prior 
to receiving a building permit and/or commencing any development activity, the property owner 
shall record at the Office of the Davis County Recorder a deed restriction memorializing the 
creation of the combined lot, and shall amend any easements in conflict with the utilization of 
the combined lot.  Failure to produce or record the required deed restriction shall not void any 
provision of this ordinance, and no part of this ordinance shall abrogate any use restriction 
provided by deed or other written recorded instrument affecting or otherwise restricting the use 
of the real property in question. 
 
14-14-106 SPECIAL PROVISIONS FOR EXISTING SINGLE AND TWO-FAMILY 

RESIDENTIAL DWELLINGS  
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that emergency and utility service vehicles and personnel have unimpeded 
access to the improvements.  (Figure 4-3) 

 
10.   All of the required improvements shall be installed at the lot or property owner's 

expense. 
 

B. As an alternative to the access requirements described above, the Fire Marshall may 
approve the installation of a pressurized interior fire protection sprinkling system that 
complies with the minimum standards of the IRC and/or IBC, and that receives the Fire 
Marshall’s approval. 

 
C. All new residential structures shall comply with the requirements of the IBC for 

foundation elevation on graded sites (1805.3.4 and 1805.3.5).  For most approved lots, 
the “approved drainage facility” is the street R.O.W.  On these sites, the finished grading 
shall direct runoff from the front yard setback to the street R.O.W. by means of the 
driveway or front yard grading, or as approved by the City Engineer.  Driveway slopes 
shall have a minimum slope of two percent (2%), and a maximum slope of fifteen 
percent (15%), as measured along the centerline of the driveway.   

 
D. Downhill or reverse grade driveways must be reviewed and approved by the City 

Engineer.  Approvals will be considered based on proximity of the lot to storm drain 
facilities or natural draining features such as creeks, swales or other features that 
convey runoff water directly to the storm drain system.  Approval shall be conditional 
upon inclusion of the following requirements: 

 
1.  The driveway shall provide a minimum length of ten (10) feet of positive slope 

(two percent (2%) minimum) to the street R.O.W. 
 

2. The maximum grade of the driveway shall be seven percent (7%). 
 
3. The approved site plan shall include any additions or modifications to the existing 

storm drain system necessary to prevent erosion or impact to adjacent 
properties, or impact to the storm drain system.   

 
4. Other requirements as determined by the City Engineer based on conditions 

specific to the property. 
 
14-4-116 PARCELS OF LAND NOT IN SUBDIVISIONS WITHIN THE R-F SUBZONE 
 
No dwelling shall be constructed on a parcel of land not included as part of an approved 
subdivision without City Council approval of the parcel of land as a legal building lot.  In order to 
be approved as legal building lot, the Council must determine that the parcel meets the lot, yard, 
and other requirements of this Title.  As part of the review process, the City Council and 
Planning Commission may request any information typically required for subdivision review.  
Also, the City Council may require that the applicant record a one lot subdivision plat for the 
purpose of establishing utility easements and fulfilling other provisions of this Title 
 
14-4-117 REQUIREMENTS FOR BUILDING IN THE R-F SUBZONE 
 
No construction, excavation, or removal of vegetation may occur on any lot or parcel in the R-F 
subzone until a permit has been issued, and no permit may be issued until the proposed plans 
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have been approved by the appropriate land use authority.  The following rules apply to all 
building and construction in the Residential Foothill Zone. 
 
A. Drainage and Erosion. 
 

1. Lots shall be arranged so as to insure required setbacks from drainage channels 
as defined by the Army Corps of Engineers on official Flood Insurance Rate 
Maps. 

 
2.  Facilities for the collection of storm water runoff shall be required to be 

constructed on development sites and according to the following requirements: 
 

a. Such facilities shall be the first improvement constructed on the hillside. 
 
b. Such facilities shall be designed to retain safely and adequately the 

maximum expected storm water runoff for a twenty-five-year storm, as 
determined by  Technical Paper No. 28, prepared by the U. S. 
Department of Commerce - Weather Bureau, for a  sufficient length of 
time so as to prevent flooding and erosion during storm water runoff flow 
periods. 

 
c. Such facilities shall be so designed to divert surface water away from cut 

surfaces or sloping surfaces of a fill. 
 

3. Construction on a development site that may disturb vegetative cover shall be 
minimized between December 1 of any year and April 15 of the following year. 

 
B.   Vegetation and Re-vegetation.   
 

1. Any area on a development site cleared of natural vegetation in the course of 
construction of offsite improvements shall be replanted with vegetation which, 
when established, shall have characteristics of erosion control equal to or 
exceeding the original vegetation. 

 
2. New plantings shall be protected with organic cover. 
 
3. The use of persons or firms having expertise in the practice of re-vegetation (i.e., 

licensed landscape architects or nurserymen) shall be employed to supervise the 
planning and installation of re-vegetation cover. 

 
4. Vegetation shall be removed only when absolutely necessary, e.g., for the 

construction of buildings, roads and filled areas. 
 
5. Vegetation shall be planted in all disturbed areas within three (3) weeks of the 

completion of off-site improvements or as directed by the City Engineer.  Such 
vegetation shall be of a perennial and low combustibility nature and which, when 
established, shall be sufficient to stabilize the soil. 

 
C.   Spark arresters shall be installed in every fireplace constructed indoors or outdoors.  

Screen openings in such arresters shall not be in excess of one-quarter (1/4) inch in 
diameter. 
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D.   Grading, Cuts and Fills 
 

1. Exposed unstable surfaces of an excavation or fill shall not be steeper than one 
(1) vertical to two (2) horizontal. 

 
2. Permanent fill shall be located so that settlement, sliding, or erosion shall not 

damage or cover any street, curb, gutter, sidewalk, or building. 
 
3. All fill and degrees of compaction shall comply with the standards established by 

the Bountiful City Engineer in accordance with applicable codes and standards 
adopted by the City. 

 
4. The top or bottom edges of slopes caused by an excavation or fill up to ten (10) 

vertical feet shall be at least three (3) horizontal feet from the property line and/or 
street right-of-way lines.  Cut and/or fills greater than ten (10) feet shall be 
setback an appropriate distance as determined by the City Engineer. 

 
5. The maximum vertical height of any cut or fill shall be ten (10) feet, except for 

existing, naturally occurring, and/or man-made site anomalies.  An anomaly shall 
mean any abnormal deviation from the natural contours of a property 
encompassing less than ten (10) percent of the entire parcel area or one 
thousand (1,000) square feet, whichever is less. 

 
6. Any structure except a retaining wall or soil stabilization improvement shall have 

a setback from the crest of the cut or base of the fill of a minimum distance equal 
to the depth of the fill or the height of the cut, unless a structurally sound 
retaining wall is built for the cut or fill slope.  Retaining walls may be a part of a 
dwelling unit. 

 
7. The distance from any structure to the toe of a slope shall be at least the height 

of the slope divided by two (H/2), up to fifteen (15) feet. 
 
 
8. No cut, fill, or other area of disturbance may have a finished grade exceeding two 

(2) horizontal feet for every one (1) vertical (a 2:1 slope).  Retaining walls shall be 
required in any area of disturbance where the grade exceeds a 2:1 slope.  Any 
retaining wall that is (4) feet in height or taller shall be designed by a licensed 
engineer and approved by the Bountiful City Engineer in accordance with 
applicable codes adopted by the City. 

 
9. No retaining wall shall exceed ten (10) feet in height. 

 
E.   Streets, roadways, and private access ways shall follow as nearly as possible the natural 

terrain.  The following additional standards shall apply: 
 

1. At least two (2) ingress and egress routes shall be provided for each subdivision. 
 
2. Points of access shall be provided to all developed and undeveloped areas for 

emergency and firefighting equipment.  Any driveway located upon a lot 
extending from a public street shall have at any point a maximum grade of fifteen 
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(15) percent as measured along the centerline of the driveway, and a minimum 
width of twenty feet, and shall be of a sufficient width and design to admit and 
accommodate firefighting equipment.  Any driveway to an accessory building or 
secondary garage may be reduced to a minimum width of ten (10) feet if the 
Planning Director or Building Official determines that it is not necessary for 
providing emergency access.  

 
3. No cul-de-sac shall exceed six hundred (600) feet in length, and each cul-de-sac 

shall have a turnaround with a radius of fifty-four (54) feet.  A stub street that is 
longer than the width or length of any adjacent single lot or that is longer than two 
hundred (200) feet, whichever is less, shall have a temporary turnaround at the 
end thereof. 

 
4. Centerline curvatures shall not be less than one hundred (100) feet radius on any 

curved street pattern.  Depending on the slope of the street and other site 
specific conditions, the City Engineer may require a larger curvature in 
accordance with AASHTO and other applicable standards adopted by the City. 

 
5. Variations of street design standards developed to solve special hillside visual 

and functional problems may be presented to the Planning Commission for 
consideration.  Examples of such variations may be the use of split roadways to 
avoid deep cuts, modifications of surface drainage treatments, or sidewalk 
design. 

 
6. Any road or right-of-way for vehicular access dedicated for public use shall be 

subject to the following limitations: 
 

a. The maximum grade of such road or right-of-ways shall be twelve (12) 
percent except as hereafter provided. 

 
b. The City Council, after receiving a recommendation from the Planning 

Commission, may grant approval for the construction of a straight section 
of road or right-of-way having a grade exceeding twelve (12) percent, but 
the grade of such streets shall not, in any event, exceed fifteen (15) 
percent. 

 
F. Architectural Design and Site Orientation 
 

1. Any building proposed for construction in the Residential Foothill subzone shall 
use building materials and colors that blend harmoniously with the natural 
settings of the site.  Materials such as natural woods, brick (earth colors), and 
stone are considered to be most appropriate. 

 
2. The Planning Commission shall review the design and specified exterior 

materials and colors for all structures other than single-family dwellings.  Building 
permits for such structures shall not be granted until building materials and colors 
have been approved by the Planning Commission. 

 
3. Landscaping shall be designed and installed to maintain the natural character of 

foliage in the area consistent with the proposed development. 
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4. Any primary structure and its accompanying site improvements and accessory 
structures shall be located on the building pad defined and approved for the lot, 
but may be located outside of the minimum building pad area only if the ground is 
considered usable as set forth in this Title. 

 
G.   In addition to the provisions requiring posting of an acceptable bond as set forth in the 

Ordinances of Bountiful, Utah, as amended, a corporate surety bond or cash bond or a 
letter of credit supported by a guarantee of a state or federally chartered bank or other 
financial institution shall be required by the City Council to guarantee the completion of 
public improvements such as streets, sidewalks, curb, gutter, utilities, re-vegetation 
projects, the stabilization of gradings, cuts, and fills and constructions of storm water 
runoff facilities as required in this Title.  The bond shall be in an amount equal to the cost 
of construction of such projects and shall continue in effect for one (1) year after the 
completion date of such projects, improvements, or facilities. 

 
H.   Exceptions to the requirements and provisions set forth in this Title may be approved by 

the City Council, provided that the developer or owner of such development can 
demonstrate that the requested exception: 

 
1. Is not detrimental or injurious to the property or improvements adjacent thereto, 
 
2. Is not detrimental to the general well being of the neighborhood,  
 
3. Is minor in its overall scope and not a major departure from the purposes and 

objectives of this Chapter, 
 
4.   Does not require undue public expense for maintenance, and  
 
5.   Does not impose an undue burden upon the public or the City. 

 
I. Lot Access and Site Layout 
 

Each proposal to construct a primary structure more than one hundred fifty (150) feet 
from a public street shall be reviewed and approved by the Administrative Committee 
and Fire Marshall prior to receiving a building permit.  Furthermore, any proposal to 
construct a primary structure more than one hundred fifty (150) feet from a public street 
shall also include a residential fire suppression system (sprinklers), and all other criteria 
as set forth below. No primary residential structure may be located more than five 
hundred (500) feet from a public street, without exception.  All measurements shall be 
taken from the edge of the public R.O.W. along the centerline of the driveway or private 
access road to the nearest point of the primary structure. All of the following must be met 
before the Administrative Committee may grant approval: 
 
1. An access road or driveway shall be provided which meets the standards 

outlined in Section 14-4-115. In addition all dwelling structures shall have 
installed at the time of construction, and keep continuously maintained, a 
pressurized interior fire protection sprinkling system that complies with the 
minimum standards of the IRC and/or IBC, and meeting the Fire Marshall’s 
approval. 
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4. Screening trees as indicated in the Tree Selection List of this Chapter shall be 

planted at thirty (30) foot intervals inside property lines of each multi-family, 
commercial, institutional, or industrial use located within twenty (20) feet of a 
single-family residential development or zone.  

  
14-16-110 FENCE, WALL, AND LIGHTING STANDARDS FOR A SINGLE-FAMILY OR 

TWO-FAMILY DWELLING 
 
The following shall apply to any single-family or two-family dwelling on an individual lot: 
 
A. On an interior lot, a fence located within a minimum rear and/or side yard setback shall 

be: 
 
1. A maximum of six (6) feet in height if the fence is solid and/or otherwise site 

obscuring. 
 

2. A maximum of eight (8) feet in height if the fence is “open style” (at least 75% 
open and as further defined by this Title). 
 

3. A maximum of eight (8) feet in height if the lower section of the fence is solid for 
a maximum of six (6) feet in height and then “open style” (at least 75% open and 
as further defined by this Title) for the remaining vertical distance. 
 

B. In the minimum front yard setback area, an “open style” fence shall be a maximum of 
four (4) feet in height, and any wall or other type of fence shall be a maximum of three 
(3) feet in height, except as further restricted in a clear-view area. 

 
C. On a corner lot and on any lot that does not qualify as an interior lot, a street side yard 

and/or street rear yard may be enclosed by a fence to the same extent as a minimum 
rear yard or minimum side yard setback on interior lot, except for any clear-view area. 

 
D. A fence enclosing a recreational facility (whether private or public), such as a tennis 

court, swimming pool, ball diamond, etc., may be allowed up to ten (10) feet in height, as 
long as it is “open style” and not site obscuring, is located at least five (5) feet away from 
the property line, and is not within the minimum front yard setback area.  A fence greater 
than ten (10) feet in height and/or closer than five (5) feet to a property line may be 
permitted with a conditional use permit or through the site plan review process if the 
fence is part of a new project.  A fence abutting the Interstate freeway system may be 
erected to a height not exceeding eight (8) feet on the property line adjacent to the 
freeway right-of-way. 

 
E. Outdoor lighting shall be directed downward by means of prismatic lens, deflector, or 

other shading device to avoid projecting onto adjacent properties or streets.  No flashing 
lights shall be allowed except for seasonal decoration allowed by this title. 

 
14-16-111 FENCE, WALL, AND LIGHTING STANDARDS IN ALL OTHER 

DEVELOPMENTS 
 
With the exception of a single-family or two-family dwelling on an individual lot, the following 
shall apply to any lot or parcel within Bountiful City: 
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A. A wall or fence shall be a maximum of six (6) feet in height, with the exception that any 

wall or solid fence located within twenty (20) feet of a public street shall be a maximum 
of three (3) feet in height, and any “open style” fence located within twenty feet of a 
public street shall be a maximum of four (4) feet in height. 

 
B.   Any outdoor storage area shall be screened from view by a minimum six (6) foot high 

wall constructed of, or finished with, materials to match or compliment the main building 
material of the site. 

 
C.   Any roof mounted mechanical equipment shall be screened from public view by a 

parapet wall or similar device that is no lower in height than six (6) inches below the 
height of the mechanical equipment on the exposed side or sides.  No chain link fencing, 
with or without slats, shall be allowed as a screening device for such equipment. 

 
D. Any loading or delivery facility shall be screened from street view by a six (6) foot high 

wall constructed of wood, brick, vinyl, masonry, or similar material as approved by the 
land use authority. 

 
E. A solid screening device or wall of masonry, wood, vinyl, or similar material shall be 

constructed along property lines which are located within twenty (20) feet of a residential 
dwelling or zone.  Such wall shall be a minimum of six (6) feet in height, except for areas 
within twenty (20) feet  of a public street property line, where it shall be the maximum 
height allowed in a single-family residential zone. 

 
F. A wall of six (6) feet in height shall be required along the rear lot line of a reverse 

frontage lot.  In conjunction with a subdivision plat or Planned Unit Development a fence 
along the rear lot line of a reverse frontage lot may have a maximum height of eight (8) 
feet with specific approval of the Planning Commission.  Such walls shall be constructed 
of masonry, wood, vinyl, or similar material as determined by the land use authority.  Any 
street tree or landscaping element required by this Title shall be installed between the 
wall and the public street improvement. 

 
G. The exterior boundary of a mobile home park shall be provided with a masonry, wood, or 

vinyl wall having a minimum height of five (5) feet and a maximum height of six (6) feet 
and shall be designed in an irregular or undulating pattern to create an attractive 
appearance, as determined by the land use authority.  The mobile home park owner and 
a lessee shall landscape the land between the wall and public street improvements with 
street trees and other landscape materials and shall maintain the landscaping 
continuously as required by this Title. 

 
H. Outdoor lighting shall be directed downward by means of prismatic lens, deflector, or 

other shading device to avoid projecting onto adjacent properties or streets.  No flashing 
lights shall be allowed except for seasonal decoration allowed by this title. 

 
14-16-112 GRADE DIFFERENTIAL 
 
In instances where there is a grade differential along a property line separating two (2) lots as a 
result of a retaining wall or topographic feature, a fence, hedge, wall, or other permitted 
screening device may be erected to the maximum height permitted on either side of the property 
line.  Also, in instances where a fence runs along a sloped property line, a pre-manufactured 
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rectangular fence panel of up to ten (10) feet in length or less may be installed horizontally to 
vertical posts such that one end of the panel is at grade level, and the other end is no more than 
two-tenths (0.2) of a foot above grade level for each linear foot of fence panel.  The area 
beneath the bottom of the fence and the ground may be filled or remain open, and the panel 
height may be the maximum permitted on either side of the property line.  
 
14-16-113 VACANT LOTS 
 
Minimum yard setback areas apply to each lot or parcel, regardless of whether it is vacant or 
developed.  Therefore, fencing standards shall be applied to a vacant or undeveloped lot in the 
same manner as to developed land. 
 
14-16-114 NONCOMPLYING WALLS AND FENCES 
 
A noncomplying wall, fence, landscaping element, or related site feature shall be considered a 
noncomplying site element and shall not be reconstructed except as permitted under the 
procedures for noncomplying sites as set forth in the Administration and Procedures chapter of 
this Title. 
 
14-16-115 XERISCAPE STANDARDS 
 
The following are the minimum standards for xeriscaping any parkstrip or other landscape area 
located within a public right-of-way: 
 
A. There shall be at least one (1) street tree for every forty (40) linear feet of frontage, or 

fraction thereof. 
 
B. At least fifty percent (50%) of the required landscape area shall be in live vegetation. 
 
C. Live vegetation shall be distributed throughout the landscape area, and shall not be 

clustered or segregated. 
 
D. Bark, lawn clippings, chipped wood, and similar loose materials are not permitted. 
 
E. Decorative rock material shall be a minimum of one (1) inch aggregate, and shall not 

exceed the height of the sidewalk nor the top back of curb.  Such material shall be at 
least three (3) inches deep and shall be placed completely on top of a weed fabric 
barrier that allows the permeation of water. 

 
F. White quartz rock, lava rock, and gravel or any other material that approximates the 

color of concrete, are not permitted. 
 
G. Any area of xeriscape shall be improved with a drip irrigation system or similar 

permanent irrigation system that covers the entire area. 
 
H. Any individual, corporation, or other entity that xeriscapes an area within a public right-

of-way shall be responsible for any damage caused by rocks or other materials that 
migrate onto a sidewalk, street, storm drain, or other public facility, regardless of how 
such migration occurs. 
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4-5-109. Retaining Walls. 

 

(a)  No retaining wall which is four feet tall or taller shall be constructed without a permit issued by the 

City.   

 

 (1)  This requirement includes all conventional cantilever concrete retaining walls as well as non-

 conventional wall systems such as reinforced earth structures, rock retained slopes, etc. 

 

(2) Wall systems four feet tall or taller which are based on organic material such as 

treated lumber or railroad ties are not allowed. 

(b)  It is unlawful for any property owner to construct, or to have constructed by another, any retaining 

wall four feet tall or taller without first obtaining a permit from the City, or to construct or have 

constructed a wall in violation of subsection (1)(b).  

 

(c)  It is unlawful for any contractor or other person to construct any retaining wall four feet tall or taller 

for which a permit has not been issued by the City, or to construct a wall in violation of subsection (1)(b). 

 

(d)  To obtain a permit for a retaining wall, the following shall be submitted to the Bountiful City 

Engineering Department for review: 

 

(1)  An engineered wall design stamped by a civil, structural or geotechnical engineer 

registered to perform work in the State of Utah.  The design shall be specific to the site 

and not a generic standard design. 

 

(2)  A site plan showing the extent of cuts or fills that will be included with the wall.  The 

City may in its discretion require that the site plan be certified by a registered surveyor or 

engineer. 

 

(e)  All retaining walls four feet tall or taller must be inspected by the City.  Prior to final inspection of the 

wall by the City, the contractor shall submit to the Bountiful City Building Official a complete set of 

inspection reports by the engineer of record certifying that the engineer has personally inspected all 

aspects and phases of the wall’s construction. 

 

(f)  Retaining wall permits are subject to the same bonding requirement as any other building permit.  

Cash bonds will be returned when the work is satisfactorily completed and inspected, the engineer’s 

certifications have been submitted and reviewed, and any damaged public improvements (sidewalk, curb, 

gutter, etc.) have been repaired. 

 

 



HEIGHT REQUIREMENTS 
 
 

Alpine City 
• Maximum Height of Main Building = 34 Feet 
• Maximum Height of Accessory Building = 20 Feet (30 with increased setback) 
• Measured from the “average elevation of the finished grade” to the “roof line of the 

structure” for main buildings and from the “average elevation of the finish grade” to the 
ridgeline for accessory buildings. 

• Grading allowed. Cut and fill limited by retaining wall ordinance. Engineering and permit 
for any retaining wall over 4 feet high. 

• Maximum driveway slope of 12% (measured at finished grade of centerline alignment). 
 
Bountiful City 

• Maximum Height of Main Building = 35 Feet 
• Maximum Height of Accessory Building = 20 Feet (sidewall not to Exceed 15 feet) 
• Measured from the average finished grade to the roofline, as measured from each major 

corner of the building and then averaged.  
• Property owners may bring in fill to level out their property but cannot exceed 10 Feet. 
• driveways shall not exceed fifteen 15 percent at any point as measured along the 

centerline of the driveway. 
 
Cedar Hills 

• Maximum Height of Main Building = 35 Feet 
• Maximum Height of Accessory Building = 20 Feet 
• Both the dwelling and the accessory building height shall be measured from the highest 

finished grade of the ground surface adjacent to the foundation of the structure from the 
front elevation to the ridgeline. 

• NOT measured from the average finished grade. 
 
Draper City 

• Maximum Height of Main Building = 35 Feet 
• Maximum Height of Accessory Building = 25 Feet (Exterior Walls not to Exceed 15 feet) 
• Measured from the average finished grade at a point 6’ out from foundation to the mid-

point in the roof pitch or truss. Accessory structures are counted from average finished 
grade to the peak in the roof. 

• Grading allowed. Cut and fill limited by retaining wall ordinance with exemptions for 
hillside sensitive zones.  

• Retaining wall code sets a max height for walls within the front yard area: 4 feet outside 
hillside sensitive zone and 9 feet inside hillside sensitive zone. Retaining walls required 
to be at least 7’ from property line if within 30’ of a street, regardless of the overlay zone. 

• Maximum driveway slope of 12% inside hillside zone and 10% outside hillside zone. 
Properties that are outside the hillside sensitive zone are limited to 2 feet of rise within 
the front setback, with the max rise resetting at each retaining wall. 

 



Elk Ridge City 
• Maximum Height of Main Building = 35 Feet 
• Maximum Height of Accessory Building = 30 Feet 
• Building Height: The maximum main building height in a residential zone shall be thirty 

five feet (35'). Building height shall be the vertical height, as measured from the average 
elevation of the natural grade of the four (4) major corners where the structure is to be 
located, to the roofline. For a home that steps down a slope, the four (4) major corners of 
each step of the main structure can be used.). 

• For accessory buildings, the maximum height is 30’ or the height of the home, whichever 
is lower (10-12-5-F: Accessory Building Maximum Height: An accessory building is not 
to exceed thirty feet (30') in height from the lowest part of the structure, which is the 
bottom of the lowest sill plate or top of main floor (nearest ground level), whichever is 
lower, to the highest point on the roof. In addition, the accessory building maximum 
height shall not exceed the maximum height of the principal building.). 

• Grading limited, for drainage, etc. Soils report required for all buildings. 
 
Park City 

• Maximum Height of Main Building = 28 Feet 
• Maximum Height of Accessory Building = 18 Feet 
• No Structure may be erected to a height greater than the Zone Height of twenty-eight feet 

(28') from Existing Grade. 
• Measured from “Existing Grade”, defined as the grade of the property prior to any 

proposed development or construction activity. 
• Grading limited. Appears to be permitted on limited basis for drainage purposes. 
• Height is measured and shown on plans similar to Willow Canyon Subdivision 

requirements. 
 
Utah County 

• Maximum Height of Main Building = 40 Feet 
• Maximum Height of Accessory Building = 20 Feet 
• Measured from finished grade (midpoint of grade to midpoint of roof). To measure the 

grade, the building inspector measures the average grade not just along the wall but going 
6 feet out. Grading requires a grading permit issued through Public Works. 

• Grading allowed. 
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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 

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

-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. 

 

Jed Muhlestein sa
 

Jane Griener 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 



3 

 

PC October 10, 2021 

MOTION: Commission Member Alan MacDonald moved to recommend that Olde Moyle Mound PRD 

Plat C be approved with the following condition: 

1. Water policy be met. 

John MacKay seconded the motion. There were 7 Ayes and 0 Nays (recorded below).  The motion 

passed.  

Ayes:     Nays:  

Jane Griener      

Alan MacDonald      

John MacKay 

Ethan Allen 

Ed Bush 

Troy Slade 

Jeff Davis 

  

IV. COMMUNICATIONS 

Alan MacDonald said the apple slushie stand at the Burgess Fruit farm is a problem on the bend in the 

road.  He said cars are parked everywhere, kids are opening doors, crossing the street with cars driving 45 

miles an hour.  He said if this is going to continue next year, he suggests the city require some sort of 

requirements for this. 

 

Jane Griener said the Burgess family has sold the property and the new owner is planning to install new 

parking off street around the back.  She said at a bare minimum, we soy no parking on the west side of the 

road so people don’t have to cross the street.  She said she has brought this up to the mayor because she 

has had complaints about it and she’s worried there is going to be a bad accident. 

 

Austin Roy said this is a conditional use and we have the power to make restrictions.  He said he will talk 

to the City Attorney about it. 

 

Alan MacDonald said the owner doesn’t want something bad to happen, but we as the city need to do 

something about is as well to protect the people going there. 

 

Ed Bush asked about the Peterson home on Eastview Lane.  He said there have been complaints about a 

very large indoor tennis court and wanted to know if it met the code. 

 

Austin Roy said the plans have been reviewed and it does meet the code.  He said the lot is unique 

because the home is built way to the back, up higher on the hill, so it seems really tall.  He said if anyone 

complains, let them know it does meet code. 

 

Troy Slade asked about a fence being built on High Bench Road that is tall in the front yard.  Austin Roy 

said as long as they have a ten-foot setback they can have a tall fence in the front.  He said he personally 

went out and measured this fence and it meets code. 

 

Austin Roy said the Planning Commission went on a field trip to look at height issues.  He asked if 

anyone had changed their mind about height issues since then.   

 

Jane Griener said she would like to look at lots that slope down vs. lots that slope up, and lots that slope 

to the side.  She said she didn’t know how you could write an ordinance to cover all the lots the same. 

 



4 

 

PC October 10, 2021 

Ethan Allen said he would like to talk about super-size accessory buildings.  Austin Roy said he talked to 

an Attorney who said you could craft an ordinance to limit the size of accessory buildings. 

 

Alan MacDonald wanted to know what the outcome of the field trip was.  Ethan Allen said he thought the 

ordinance was mostly working right. 

 

Jane Griener said we could look at writing an ordinance that covers the three different types of lots 

coupled with a size restriction. 

 

Ed Bush said there was discussion about using finished grade vs. natural grade.  He said this is a hard 

thing to do when development changes the grade of the lot. 

 

Ethan Allen said if we had a size restriction, we would have some oversite on it. 

 

Austin Roy said the next Planning Commission meeting would be on November 16, 2021 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: Minutes will be approved at a later 

date. 

 

MOTION: Ethan Allen moved to adjourn the meeting.   

 

Alan MacDonald seconded the motion.  There were 7 Ayes and 0 Nays (recorded below).  The motion 

passed unanimously. 

 

Ayes:     Nays:  

Jane Griener    None 

Alan MacDonald 

Ed Bush 

Ethan Allen       

Troy Slade 

John MacKay 

Jeff Davis 

 

The meeting was adjourned at 7:02 p.m.   
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ALPINE CITY COUNCIL PUBLIC MEETING  
Tuesday, September 28, 2021 

I. Field Trip 5:30PM – 6:45PM Joint Field Trip with City Council and Planning Commission: Grading 
and Setbacks  

 
 
Attendees: Planning Commission/City Council: Troy Slade, Ed Bush, Jane Griener, Ethan Allen, Jessica Smuin, Greg 

Gordon, Jason Thelin, Lon Lott, Carla Merrill, Mayor Troy Stout  
 
Staff: Shane Sorensen, Austin Roy, Jed Muhlestein, Craig Hall, Bonnie Cooper  
 
Others: Jeff Davis 
 
Field Trip 
 
The field trip began on Wood Drive in Alpine. Shane Sorensen, City Administrator, said Wood Drive was a good  
example where one side of the road is level with the road and the other side of the road slopes upward. He said when  
it comes to measuring, the city may want to consider top back to curb. He said we live in a hillside community. He  
said the city could write an entire ordinance by going off Wood Drive.  
 
Ed Bush, Planning Commission member, asked when a property developer puts in a road, do they go off the  
original contours. Shane Sorensen said 2013 is latest contour map the city has. Jed Muhlestein, City Engineer, said if  
the city makes too many restrictions most of Alpine would be unbuildable. He said if the city requires the 
homeowner to build upon the natural grade you will see large retaining walls and that would not meet the city’s 
ordinance. Jason Thelin, City Council member, mentioned that it would be difficult to modify the ordinance based 
on all the different variations of slope but could possibly include the adding of truckloads of additional dirt on a 
property. Austin Roy, City Planner, said Bountiful City limits the dirt a homeowner can bring in; they cannot exceed 
10 feet of fill dirt. Greg Gordon, City Council Member was concerned homeowners would bring in more dirt even if 
their lots were at natural grade.  Lon Lott, City Council member, said sometimes more dirt is required because of 
water/sewer connection element that the homeowner might be dealing with. Jason Thelin said this subject was a 
complex problem.  
 
The next stop on the field trip was Carla Merrill, City Council member’s home at 1121 N Heritage Hills Drive.  
Shane Sorensen said that Carla Merrill’s home was a great example of what the city wants to see. Shane Sorensen  
said the home is built on a sloped street.  He said the developer did a good job incorporating the retaining wall and  
making the lot and home look good on this hillside lot. Jane Griener, Planning Commission Chair, asked how the  
city would measure the mid-point on this home. She said this lot is very complicated with the driveway being at the 
natural grade and the entire lot area sloped down from there. Jessica Smuin, City Council member, suggested the 
city follow what Park City ordinance which says a home’s height from natural grade is not to exceed 28 feet.  
 
The third and final stop was Zachary Drive. Shane Sorensen said Zachary Drive on the south side of the street has an  
approximate 12-foot drop from street level. He said this would mean the property owner would have to bring in fill  
dirt in to meet even grade with the street. He said the lots throughout Alpine can have many different slopes that a 
homeowner must work with. Jessica Smuin asked if the developer should just not charge a premium for the lots. He  
said if the homeowner does not build up the lot, they may risk flooding. Jeff Davis, new Planning Commission 
member, asked if bigger setbacks could be put in place when it came to some of the hillside lots. Shane Sorensen  
said setbacks are more of a function thing than anything else. He said the homeowner needs to be able to hook into  
the city’s water and sewer. He said a homeowner in the area built a home where you can see two stories from the  
front and three stories from the back because of the slope of their property.   
 
Mayor Troy Stout called the meeting to order at 6:54p.m. He welcomed all in attendance.  
 
II. Roll Call:  The following were present and constituted a quorum: Jessica Smuin, Carla Merrill, Jason Thelin, 

Greg Gordon, Lon Lott    
A. Prayer:   Jessica Smuin 
B. Pledge:   Chief Brian Gwilliam 

 
Staff: Shane Sorensen, Austin Roy, Chief Brian Gwilliam, Deputy Chief Jake Beck, Craig Hall, Steve Doxey, 
Bonnie Cooper 
 
Others: Will Jones, Jeff Davis, Ed Bush, Patrick Todd, Aaron Heywood, Ethan Allen 

   



10 
 

Austin Roy said with the development of the Alpine West Meadows Subdivision staff have noticed that every lot 
with a storm water pond easement has had issues with placing a home on the lot and driveway access design 
difficulties. The lots with storm water pond easements have less lot area to work with and as a result design issue are 
common. Staff would recommend that storm water pond easements located on a lot do not count towards the lot 
area, in the same way that flood plain areas currently do not count towards the minimum area of a lot. 
 
The Planning Commission unanimously recommended approval of the proposed amendments at the June 15, 2021, 
meeting. 
 

MOTION: Commission Member Ed Bush moved to recommend that Ordinance 2021-15 Storm Water 
Easement be adopted as proposed with the exception of changing the language of storm drain and flood plain 
for all zones.  Troy Slade seconded the motion.  There were 7 Ayes and 0 Nays (recorded below).  The motion 
passed.  

 
Ayes:     Nays:  
Jane Griener    None  
Alan MacDonald      
John MacKay 
Ethan Allen 
Ed Bush 
Troy Slade 

        Sylvia Christiansen 
 
MOTION: Greg Gordon moved that Ordinance 2021-15 be adopted as proposed. Lon Lott seconded the motion. 
There were 5 Ayes and 0 Nays, as recorded below. The motion passed unanimously.  
 
      Ayes   Nays 
      Jessica Smuin 
      Greg Gordon 
      Lon Lott 
      Jason Thelin 
      Carla Merrill  
 
 

I. Discussion on Height/Grading/Setback Requirements for Homes and Accessory Buildings  
 

Mayor Troy Stout said he asked for this discussion item regarding accessory buildings be put on tonight’s agenda. He 
said the council has talked about height/grading/setbacks for homes and accessory buildings before. He said as the 
city is building out, he thinks the council needs to look at buildings that meet code but do not fit in with the city. He 
said it is hard to look in a crystal ball to see what the future will bring for Alpine City. He said how the city measures 
the height of a building, depending on the slope of the roof line, and natural grade verses improved grade. He said he 
thinks the city needs to get stringent on the grade and how it is measured. He said he brought an item to the city when 
someone built a large garage monolithic building and ruins the view of the entire neighborhood. He would like to 
rewrite the ordinance and change the language.  
 
Shane Sorensen asked the council to consider what if a property owner purchases a lot and then the lot next to them 
and combines the properties. He said it is very hard to decide where the natural grade is when a developer comes in 
and obliterates it getting the property ready for homes. He said the city is dealing with an accessory building right now 
that fits within city’s new ordinance. He said the subdivision had to come in and build up the neighborhood’s 
backyards by about two feet because of an irrigation canal and flooding.  The new property owner has built a playhouse 
on that berm in his backyard and has his neighbor complaining.  
 
Mayor Troy Stout gave an example of a structure that negatively affected an entire neighborhood. He said he knows 
that none of residents in the city are guaranteed a view. He asked what if someone came in and put in fill dirt and had 
their home higher than the rest of the homes in a neighborhood. Lon Lott said this would not happen on a small lot it 
would happen only on a larger lot. He said larger lot areas such as the Healey Blvd. area has at least a 5-foot grade the 
homes there have all changed from the natural grade.  
 
Mayor Troy Stout said he thinks the council needs to protect neighborhood and new subdivisions. He said the city has 
ways of measuring, and he does not think they favor the existing landowners.  He asked Steve Doxey for his legal 
opinion. He said the ordinance says accessory structures must have 30-foot setbacks and maximum height of 28-feet, 
for any homes natural grade the structure should follow that footprint. And if is going to impact the neighborhoods. 
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Steve Doxey said he would need directions from council, Shane Sorensen, and Austin Roy to how they would want 
the language to read in the amended ordinance. He said he represents a flat community, and they bring in fill dirt and 
that community always goes by curb and their City Engineer would be the one to grant those exceptions.  He suggested 
the city could measure from the top back of curb. 
 
Jessica Smuin asked if the council is talking about two things, accessory buildings, and residential homes. She 
suggested that all accessory buildings be brought to the council for approval. Steve Doxey said people will always 
build to what you allow them to build to. He suggested having a joint work session with the Planning Commission 
and City Council. Jessica Smuin asked if the council could put in a moratorium on building large accessory building 
and retaining walls for next 180 days. Shane Sorensen said the city has many homes that will require retaining walls 
and will halt a lot of construction. Lon Lott asked if council is concerned with larger lots; He said he does not know 
what starting a moratorium will help. Steve Doxey said the council is not talking about changing just one ordinance, 
this would be many ordinances that would need to be changed. Mayor Troy Stout said what if the city put a moratorium 
on square footage or anyone needing retention walls. Steve Doxey said the city really cannot do that because Alpine 
is a hillside community, there is going to always be lots bringing in fill or taking dirt out. Mayor Troy Stout asked if 
someone has already put in an application can the city stop those applicants. Steve Doxey said no, but he would be 
happy to come up with some concepts to go over with the staff. He said the city has a great staff that the council can 
trust. He asked realistically how many of these type of approval does the City Council want to see, because the City 
Engineer could review the applications and exceptions and approve them or deny them.  Shane Sorensen said with a 
productive work session he thinks the city can come up with some solutions. He said there are a lot of examples in the 
City Council packet from the meeting tonight. He said if council could email Austin Roy with their suggestions on 
height/grading/setback requires staff would review them.  
 
Motion: Jessica Smuin motioned to extend the meeting to 9:20, or until Shane has shared all his information. Greg 
Gordon seconded the motion 
 
VII. STAFF REPORTS 
 
Chief Brian Gwilliam 
Mayor Troy Stout requested Chief Brian Gwilliam present how the police officers have training to deal with people 
with mental health issues. Chief Brian Gwilliam said he would be able to do that the second meeting in September.  
 
Chief Brian Patten 
Chief Brian Patten said all the Lone Peak fire fighters are home from helping with wildfires. He said he has had 
requests from California to send fire fighters out to help them. He said he would like to introduce his new Deputy 
Chief at the next City Council meeting. He said the new deputy is coming from the Lehi City fire department.  
 
Austin Roy 
Austin Roy said he was contacted by Alpine Elementary School requested either a City Council member or the mayor 
come and speak to the 3rd grade at Creekside Park on Friday August 27, 2021. Mayor Troy Stout and Carla Merrill 
both said they would attend and speak to the group.   
 
Shane Sorensen  
Shane Sorensen said the city has received part of the ARPA (America Recovery Plan Act) funds. He said what we can 
spend it on culinary water for sure. He said he would be asking if the funds can be used to drill a well in order to have 
a well in the city’s higher zone. He said having another well means the CUP water could shut off and different wells 
could be used different times which would benefit the city. He said he would be attending a ZOOM meeting for grants 
that are available for cities to use for drought resilient planning, well rehab, and drilling a new well. He said the city 
can apply for these grants as many times as the city wants to.  
 
Shane Sorensen asked for direction from the Mayor and City Council if they wanted the city to move forward with 
the pickleball courts in Healey Park. He said all the council had received an email with a neighborhood survey 
regarding the pickleball courts. He said the neighborhood has requested to have the pickleball courts be on a future 
City Council agenda. Mayor Troy Stout said if we do go forward, I don’t think we should do lights and I think we 
should bid it we should build it. Mayor Troy Stout if the city is going to do a survey, then the entire Alpine community 
needs to be involved not just one neighborhood. Carla Merrill said in the survey taken by the neighborhood the same 
percentage of people that did not want the pickleball courts also did not want the soccer field to be utilized. Mayor 
Troy Stout asked if the bid would be based on design or location. He asked if the council decided that another park 
would be a better solution could the city use the same bid. Shane Sorensen said he would not like to put it out for bid 
if the city had to cancel the bid later. Mayor Troy Stout said the city will be building more pickleball courts regardless 
of which park the council decides on. Carla Merrill suggested to continue with the Healey Park location but not put 
up the lighting. Greg Gordon said they have heard from many residents in the neighborhood. The City Council gave 
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Troy Slade seconded the motion.  The motion died. 

MOTION: John MacKay moved to amend the motion to recommend approval of a 20-foot rear setback 

and a 22-foot front setback. 

Alan MacDonald seconded the motion. There were 5 Ayes and 1 Nays (recorded below).  The motion 

passed.  

 

Ayes:     Nays:  

Jane Griener    Troy Slade  

Alan MacDonald      

John MacKay 

Ethan Allen 

Ed Bush 

 

 

 

C. Public Hearing – Ordinance 2021 -18 Building Height Requirements 

Austin Roy said the city has increasingly received complaints about the height of buildings around town. 

On August 3, 2021, the Planning Commission held a discussion on building heights in Alpine. Following 

up on that meeting staff have put together research on how other hillside communities regulate height. In 

addition to research staff have drafted an ordinance that would change the way height is measured, going 

from a measurement of the average finish grade of a lot to the natural grade of a lot. 

Austin Roy said we have received some complaints about a few structures around town being too tall.  

Currently we don’t have an ordinance against building up a property from natural grade. 

Ethan Allen asked if there is no house, can someone build an accessory building on the property.  Austin 

Roy said the ordinance states: A detached subordinate building use of which is appropriate subordinate 

and customarily incidental to that of the main building or, to the main use of the land and which is 

located on the same lot or parcel land with the main building or use.  

Alan MacDonald said he didn’t think you could read it any other way than to say an accessory building is 

tied to or accompanies or is accessory to another building. 

The Planning Commission had a discussion and said the verbiage or use was making the ordinance 

confusing.  Austin Roy said we need to look at what the permitted uses on the property.  Is it a single-

family dwelling, or horse property which is a permitted use in the city? Alan MacDonald said if someone 

owned a lot and only wanted horses and a barn, would that be allowed.  Austin Roy said we already have 

examples of that situation in the city with Bridle Up Hope.  They are a large horse facility on a property 

with no other main use or building on the lot. 

Jane Griener asked about large buildings turning into commercial uses such as weddings, or large barns 

being used for other than private use.  Jed Muhlestein said if it became a problem, it would turn into a 

Code Officer issue. 

Austin Roy said there is another definition of the code that is called Customary Residential Accessory 

Structure which states it’s defined as: A structure that is a structure that is constructed on the same 
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zoning lot as the dwelling and is intended to be incidental and exclusive to the use of the residence of the 

said dwelling including but not limited to: garages, carports, swimming pools, tennis courts, 

greenhouses, storage buildings, and satellite dishes. 

Austin Roy said the list of permitted uses is pretty small.  A single residential home, agricultural, horse or 

animals, and a park.  He said other than that, any other type of structure would be a customary residential 

accessory structure and would have to be an accessory to a main building. 

Alan MacDonald said we should look at the definition of an accessory building as we are looking at the 

height of the building.  He said Alpine is no longer a farming town and he would rather see someone 

build a pickle ball court next to him than a barn with cows. 

Jane Griener said this is a great discussion item but is not what is on the agenda tonight.  She said we 

should bring it back as an agenda item to discuss further. 

Jane Griener said as far as the height issue is concerned, she has built two homes in Alpine and both 

homes were on a slope and had to have fill dirt brought in to make the lot buildable.  She said building on 

natural grade is a problem especially with all the hillside development.  She said you couldn’t build on 

natural grade. She said you would end up with a really weird house or a driveway that was low causing 

flooding problems. 

Ethan Allen said you could build with exceptions.  Austin Roy said Willow Canyon has a 25-foot height 

restriction and the city has allowed exceptions because it has been very difficult to build there.  He said 

there has only been one home in that subdivision who didn’t ask for an exception.  Jane Griener said this 

is too extreme. 

Austin Roy said he has done some research on what other hillside communities have done.  He said most 

of the cities he looked at measured at the average finished grade which is the same way Alpine does that.  

This means a lot can bring in fill dirt to raise portions of the lot.  In Jane Greiner’s case, this was to bring 

the lot to street level. He said in some cases, lots need to be built up above street level as well. 

Austin Roy said there were two communities that don’t measure form average grade and they are Park 

City and Elk Ridge.  He said Cedar Hills, Draper and Bountiful, all hillside communities, measure from 

average grade.  He said they differ slightly from ours but are similar.  Pictures of the current developing 

Ridge at Alpine were shown.   Austin Roy said with the roads being built and rocks and dirt piled up 

everywhere, it’s hard to determine where natural grade is. 

Jane Griener said if we change the ordinance to natural grade, it will cause more exceptions.  She said we 

should have a provision to make it street height.  Austin Roy said if the home is brought up to street level, 

are you okay with accessory buildings on the same lot brought up to street level as well. 

Ed Bush said his concern is people building on the hillside, bringing in fill dirt to level the ground and 

then the lot requires large retaining walls to support it.  He said it destroys the hillside.  Jane Griener said 

that’s why the retaining wall ordinance was made.  Austin Roy said this presents a conundrum because if 

a lot has a large slope in the back yard and owners aren’t allowed to raise it up, it becomes unusable and 

then people can’t use their own property.  Alan MacDonald said these owners knew what they were 

buying.  If they wanted to use the back yard, they should have bought a flat lot.  Jane Griener said that’s 
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not the way ordinances are written, and people know they can raise the lot, so they do it.  Austin Roy said 

if the ordinance is changed to natural grade, they you won’t be able to do that and you get what you get.  

Jane Griener said she still thinks you would have to grant exceptions for people to raise their homes to 

street level.  Austin Roy said Bountiful has a rule that you can bring fill in but only to ten feet. 

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

Hearing. 

MOTION: Commission Member Ed Bush moved to table Ordinance 2021-18 Building Height 

Requirements for further review. 

Alan MacDonald seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion 

passed.  

 

Ayes:     Nays:  

Jane Griener    None  

Alan MacDonald      

John MacKay 

Ethan Allen 

Ed Bush 

Troy Slade 

 

  

IV. COMMUNICATIONS 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: August 3, 2021 

 

MOTION:  Alan MacDonald moved to approve the minutes for August 3, 2021, as written.   

 

Ethan Allen seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed 

unanimously. 

 

Ayes:     Nays:      

Jane Griener    None 

Alan MacDonald 

Ed Bush       

John MacKay 

Ethan Allen 

Troy Slade 

 

 

MOTION: John MacKay moved to adjourn the meeting.   

 

Alan MacDonald seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion 

passed unanimously. 

 

Ayes:     Nays:  

Jane Griener    None 

Alan MacDonald 

Ed Bush 



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Planning Commission Minutes November 16, 2021 & January 4, 2022 
 

FOR CONSIDERATION ON: 18 January 2022 
 

PETITIONER: Staff   
 

ACTION REQUESTED BY PETITIONER: Approve Minutes 

      

BACKGROUND INFORMATION:  
 

Minutes from the November 16, 2021, and January 4, 2022, Planning Commission 

Meeting. 

 

 
STAFF RECOMMENDATION: 
 

Review and approve the Planning Commission Minutes. 
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ALPINE CITY PLANNING COMMISSION MEETING 

Alpine City Hall, 20 North Main, Alpine, UT 

November 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:  Alan MacDonald, John MacKay, Ethan Allen, Troy Slade, Jeff Davis 

Excused:   

Staff: Austin Roy, Jed Muhlestein, Marla Fox 

 

 B.  Prayer/Opening Comments: Jeff Davis 

 C.  Pledge of Allegiance: John MacKay 

 

II.  PUBLIC COMMENT 

No Public Comment 

 

III.  ACTION ITEMS 

 

A. Public Hearing – Lambert Park Conservation Easement 

Attorney Steve Doxey said this concept has been discussed for many months.  A Draft was written and the city has 

been working on the draft and is presenting a proposed draft to the City Council 

He said it has to be a conveyance that conveys an interest in Lambert Park. 

The City Council would like to protect Lambert Park for many years to come.  The city would still own the park and 

maintain the park.  The third-party conservation easement would have the right and the responsibility to keep 

encroachment out such as development, subdivisions, open space, commercial or residential structures, motorized 

vehicles 

Permitted uses would be the existing uses of the park.  Maintenance of the park, special events, park tables or 

pavilions, maintenance of the roads or anything that is a historical use of the park would be permitted. 

We would allocate to a third party to make sure the conservations values are being followed. 

Jane Griener asked what the advantages of a third party would be.  The attorney said the disadvantage of not going 

third party is that the next City Council could undo all the work the current Council wanted.  If a third party takes 

over, it would be permanent. 

Jane Griener opened the Public Hearing. 

Robert MacFadden, 1315 Box Elder Trail, said he would never lock up a property forever.  He said we should not be 

tied up forever just because this City Council is worried about what the next council will do.  He said if the goal is to 

keep development out, then we need to take time to work out a plan.  He said we need another road through Moyle. 

Jordan Collins, Rosanna Lane asked if any of the Planning Commission member would sign up for financial 

responsibility.  He said you would not so why make all the citizens responsible with their taxes.  He said the 

conservation easement is being rushed through just so a secondary access road is stopped going into Box Elder. He 

said he understands that the residents on Moyle don’t want the road, but it is needed for safety. 
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Resident said his house would be the most affected by the Moyle road being expanded.  He said we should always 

be able to review issues in the future.  He is not in favor of giving the power to a third party. Whenever you give 

property to a third party, it gives them power over our property. 

Brian Hoffiens, 1622 Prospector Lane, said he can’t ride his ATV in Lambert Park when he was told it would just be 

temporary.  When you give control to government, things don’t turn out how you think they will. He said we need to 

address another road to get out of Box Elder. 

April Cooper asked if there would be another public hearing because the residents didn’t receive all the information.  

He said there needs to be better advertising for these meetings.  She said she spent a lot of years serving on the Parks 

Committee.  She said she attended many meetings planning the new Creekside Park and would like many more 

meeting dedicated to this issue. 

Troy Stout, Mayor, said he is an avid mountain biker and often uses the trails in Draper City.  He said Draper has set 

their property in a conservation easement and a trust and are in perpetuity. He said many cities surrounding us are 

doing the same thing.  He said land isn’t being made any more, so it makes sense to protect it.  He said we are taking 

our time on this issue.  He said we’ve been working on this since last February.  

Alan MacDonald asked about taking the responsibility from future Mayor’s. 

Mayor Troy Stout said the management can be changed. 

Amanda Collins said she loves Lambert Park and wanted to point out there is no rush to make these decisions today.  

She said we need the details before a legal document is drawn up. If there is any question, then we need to hold off. 

Sarah Blackwell, resident said she is in favor of the conservation easement and not paving the road. 

Alice Cosper, resident, said she has walked in Lambert Park for 30 years.  Said she would like to see the park left in 

its natural state.  Said she is not in favor of a cemetery or a pickleball court. 

Brenton Frazier said he is okay with traffic going past his house on Moyle Drive.  He is not in favor of more 

development in the area and would like the Lambert Park to be preserved. 

Joe Greer, Box Elder Drive, said is there an easier way to control this.  He said Mr. Patterson said the road from 

Moyle Drive would be a through street.  We were also told when Box Elder South was brought in, we were told a 

secondary road would be built. Today, neither of these roads have been approved. He said we must have a secondary 

access.   

Dan, Ponderosa Drive, loves Alpine and said Lambert Park was a big draw.  He said he moved here from Lehi and 

when Pioneer Crossing came in it led to more homes, traffic, etc.  He is not in favor of another road through 

Lambert Park.  He is favor of the conservation easement. 

Kathern Allen said she is not in favor of the easement and said the park should stay in the city’s hands and not a 

third party. She said residents have no idea on what’s going on. More information and input are needed.  

Craig Skidmore, resident, said he was Trail Master for 5 years in Lambert Park and helped create some of the trails.  

He said he is in favor of the conservation easement. He said we have already sold parts of Lambert Park for the 

North Stake Center and Sunburst Lane development.  He would like to see Lambert Park preserved so it isn’t lost in 

the future.  

Keith said he is favor of the conservation easement. It provides the city additional resources to protect the property. 

He said the Fire Chief already stated he is in favor of a road. 
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Kevin Mills, resident, sad we have a responsibility as residents to come together.  No one has said they don’t want to 

protect the park. 

Dan Bender said there isn’t anywhere else for a road to service the homes in Box Elder. 

Austin Roy said he has not seen plans for a hundred homes.  He also said Lambert Park Estates is in the County and 

the city had no control over it. 

Jane Griener closed the Public Hearing. 

Jeff Davis said he highlighted concerns in the document.  He said he is in favor of the conservation easement. He 

said he would like to see a management plan. 

Jane Griener asked if the Planning Commission was looking at this issue as a policy or legislative issue.  The 

attorney said it is both. We are required to get a recommendation from the Planning Commission.  Austin Roy said 

this issue pertains to our open space ordinance. 

Alan MacDonald said he would like to understand this better.  He said at the end of this meeting, we have to give a 

recommendation and he still had questions. 

Jane Griener asked if we had to do the conservation easement and the management at the same time. 

Attorney Steve Doxey said third party has a management plan but said he doesn’t think it is appropriate for third 

party to give a management plan that can’t be changed. He said the management plan would take a lot of time to put 

together and we need public input, so the residents get the easement they want. 

Alan MacDonald said when he read the documents provided, said there were pros and cons to the easement.  He said 

the conservation easement is permanent so should be understood by the residents. He asked why we need this 

easement now, what is the immediate purpose? He said the easement would tie the hands of future leaders. He said 

we already have core values in place for Lambert Park, so he doesn’t understand why we need a permanent 

conservation easement.  He said it would be difficult to give a recommendation until we see the management plan. 

He also asked if the conservation easement is passed, would that permanently stop the road. The Attorney said if the 

conservation easement is passed, the road from Moyle Drive would stay as it is. 

Alan MacDonald asked Austin Roy if the Moyle Drive road is not paved, where else could a second access go.  

Austin Roy said it would have to go through Lambert Park. 

John MacKay said the risk of doing something we don’t know is too great. 

Ethan Allen said this is super preliminary and it is not worked out yet.  He said he would have a hard time 

supporting something that is not worked out.  He said he doesn’t support perpetuity for the park.  He said we don’t 

know what the needs of the citizens will be in 30 years. 

Troy Slade wanted more clarity on what a third party could do.  The attorney said they would be a public trust and 

they would fight issues with their own money and not taxpayer money.  He said he is concerned about the road and 

would like addressed. 

Jeff Davis wanted to know about leasing the park. Attorney said another party could lease the management of the 

property. Jeff Davis asked about the verbiage of selling the park.  The attorney said the city could sell the property, 

but the new owner would be bound by the easement. 
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MOTION: Commission Member Jeff Davis moved to table the discussion until further amendments and changes to 

the easement are done and a draft of the management plan is presented to the Planning Commission. 

The motion died. 

MOTION:  Commission Member Alan MacDonald moved to table the discussion until further amendments and 

changes to the easement are done and a draft of the management plan is presented to the Planning Commission and 

allow a public hearing after updated documents are provided and to allow more flexibility on the management plan. 

Also, remove language about future anticipated uses to allow us to have more flexibility in the management plan. 

The Planning Commission had a discussion about how to review documents, get public input, and vet this process 

before a recommendation is given. 

Jane Griener said we send our suggestions, and concerns to Austin Roy.  

Jeff Davis seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:        

Alan MacDonald 

Ethan Allen 

John MacKay 

Jane Griener 

Troy Slade 

Jeff Davis 

 

B. Public Hearing – Plat Amendment – Three Falls Subdivision Plat I – Weston Lunsford 

Austin Roy said there are changes to lot 50.  The lot currently has a city storm drain easement running through it. 

The proposal is to reshape the lot to put the easement on city open space.  This would allow for a bigger buildable 

area and the city would gain open space.  The city would still have the right to access the easement. 

Jed Muhlestein said there was private open space next to all the lots and it was found to not be needed.  He said it is 

best to not have our easements and access roads on someone’s private property, so this just cleans things up. 

Jane Griener opened the Public Hearing. 

No comments made and Jane Griener closed the Public Hearing.  

MOTION: John MacKay moved to recommend approval of the Three Falls Plat I with the following conditions: 

1. Developer address red lines,  

2. Receive letter from Three Falls Architectural Committee. 

Alan MacDonald seconded the motion.  There were 6 Ayes and 0 Nays.  The motion passed unanimously. 

Ayes:     Nays:        

Alan MacDonald 

Ethan Allen 

John MacKay 

Jane Griener 

Troy Slade 

Jeff Davis 

 



403 

 

PC November 16, 2021 

C. Public Hearing – Three Falls Plat J – Rob Bay 

Austin Roy said lot lines are proposed to be adjusted on lot 46.  The city gains 20,000 square feet of open space.  

The lot lines do not interfere with the existing trails and no part of the trail will be on lot 46. 

Jane Griener opened the Public Hearing. 

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

MOTION: Commissioner Troy Slade moved to recommend approval of the Plat Amendment for the Three Falls 

Subdivision Plat J. 

1. Developer address red lines, 

2. Receive letter from Three Falls Architectural Committee for the new proposed buildable area. 

Jeff Davis seconded the motion.  There were 6 Ayes and 0 Nays.  The motion passed unanimously. 

Ayes:     Nays:        

Alan MacDonald 

Ethan Allen 

John MacKay 

Jane Griener 

Troy Slade 

Jeff Davis 

 

D. Public Hearing – Plat amendment – Three Falls Subdivision Plat H – Scott Johnson 

 

Austin Roy showed on the county map where this lot is located.  It is in the 5-acre zone and is surrounded by three 

roads.  The applicant is asking for a new buildable area in the upper northeast corner of the lot.  He said the main 

home would be built lower to the south. Austin Roy said the applicant needs approval from the city and then 

approval from the Three Falls Architectural Committee.  The applicant would like to build a guest home in the upper 

area.   

Jed Muhlestein said they need 5000 square foot buildable area, 25 percent slope, no hazard area, accessible from 

public right-of-way.  There was a geo-tech study done and the fault line is out of the way. 

Jane Griener opened the Public Hearing. 

Scott Johnson, applicant, said they have done all the studies and have received an approval letter from the Three 

Falls Architectural Committee. 

Jane Griener closed the Public Hearing. 

MOTION: Commission Member John MacKay moved to recommend that Three Falls Subdivision Plat H be 

approved as proposed. 

Troy Slade seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:  

Jane Griener      

Alan MacDonald      

John MacKay 

Ethan Allen 
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Troy Slade 

Jeff Davis 

 

E. Public Hearing – Ordinance 2021 -20 Guest Houses 

Austin Roy said the applicant is asking for three things.  He wants to update lot #54 plat, request a city ordinance 

modification, and request guest house approval.  Austin Roy said the way the ordinance is currently written, guest 

houses have to be approved by the City Council with the recommendation by the Planning Commission. He said 

there are no exceptions in the ordinance so the only way to get one is to follow the ordinance as written.  He said 

you have to be on a shared driveway, and you have to be on greater than five acres.  The applicant is on greater than 

five acres but because of the drainage easements, he is unable to have a shared driveway and would need to have a 

second driveway access for the guest house. 

 

Austin Roy said the applicant is proposing that the city amend the ordinance to allow for exceptions.  

 

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

 

Jed Muhlestein showed on a map a secondary access road that runs along the property.  He said a buildable area has 

to have access from a public right-of-way and a secondary access road, although narrow, is a public right-of-way. 

 

Austin Roy explained that guest houses are under a different ordinance than accessory apartments. 

 

John MacKay asked if the applicant could just subdivide the lot.  Austin Roy said that is against the Three Falls 

rules.  Jed Muhlestein said Three Falls was only allowed a certain number of lots. 

 

The Planning Commission had a discussion on what other options the applicant has other than changing the 

ordinance.  They said they do not want to change the ordinance for one person.  Austin Roy said he could go 

through the variance process.  The applicant would have to schedule a date for a hearing. 

 

Scott Johnson, applicant, said his concern with asking for a variance is that he will get denied because he doesn’t 

meet the ordinance. 

 

Jane Griener said we could change the ordinance to state a guest home could be built if you have five acres and a 

shared driveway or a second driveway on a second street. 

 

MOTION: Commission Member Alan Macdonald moved to recommend that the City Council consider amending 

Ordinance 2021-20 Section 2 F to read:  Vehicular access to a guest house shall be over the same driveway as for 

the primary dwelling, unless a secondary driveway can be accessed from another public right-of-way.  

Language subject to modification by staff. 

 

John MacKay seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:  

Jane Griener      

Alan MacDonald      

John MacKay 

Ethan Allen 

Troy Slade 

Jeff Davis 

  

IV. COMMUNICATIONS 

The next Planning Commission meeting will be on December 7, 2021. 

Alan MacDonald said the Trails Committee will revisit equestrian access on Alpine City and Draper City trails.  He 

said the animals are damaging the trails. 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: September 21, 2021, and October 5, 2021 
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MOTION: Commission Member Alan MacDonald moved to approve the minutes for September 21, 2021, and 

October 5, 2021, as written.  

 

Jeff Davis seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed unanimously. 

 

Ayes:     Nays:  

Jane Griener     

Alan MacDonald 

Ethan Allen       

Troy Slade 

John MacKay 

Jeff Davis 

 

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

 

Troy Slade seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed 

unanimously. 

 

Ayes:     Nays:  

Jane Griener    None 

Alan MacDonald 

Ethan Allen       

Troy Slade 

John MacKay 

Jeff Davis 

 

The meeting was adjourned at 10:15 p.m.   
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ALPINE CITY PLANNING COMMISSION MEETING 

Alpine City Hall, 20 North Main, Alpine, UT 

January 4, 2021 

 

I.  GENERAL BUSINESS 

 

A. Welcome and Roll Call: The meeting was called to order at 7:00 p.m. by Co Chair Alan MacDonald.  

The following were present and constituted a quorum: 

 

Co Chair:  Alan MacDonald 

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

Excused:  

Staff: Jed Muhlestein, Austin Roy, Marla Fox 

 

 B.  Prayer/Opening Comments: Jane Griener 

 C.  Pledge of Allegiance: Jeff Davis 

 

II.  PUBLIC COMMENT 

No Public Comment 

 

III.  ACTION ITEMS 

 

A. Planning Commission Information Binder 

Austin Roy explained that in 2021, the Planning Commission added new members to the group, and through that 

transition, it became apparent that the city needed to put together an orientation manual that helps new members 

understand their role and responsibilities. 

 

Staff have put together a draft version of an information binder with the intent to have a collection of materials that 

will be helpful to new and existing Planning Commission members.  Staff is requesting that the Planning Commission 

review the information binder and make any suggestions to improve it for a final draft. 

 

Austin Roy said there is an introduction that was written by our previous City Attorney that explains the role of the 

Planning Commissioners.  He said Commissioner Alan MacDonald provided a document that would be good to add 

at the beginning along with the other introduction piece. 

 

Austin Roy said we will include the Planning Commission Ordinance which outlines the duties of the Planning 

Commission; how many members, and when they are appointed.  He said the Planning Commission, over the years, 

have adopted two different documents.  One is the Rules and Procedures, and the other is Rules of Order.  He said 

both of these follow closely along with Robert’s Rules of Order and provides a framework of how the meeting should 

be run, how a motion should be made, and those types of things. 

 

Austin Roy said anther document he’s included is a link to our Development Code.  He said this document is always 

changing or some modification is being made.  He said he didn’t print a copy of this because it is always changing 

and as soon as you print it, it is out of date.  He showed a list of hyper links that will take you to different documents 

electronically. 

 

Austin Roy said he has included a copy of the General Plan that was just adopted towards the end of 2021.  Sub 

Headers in the General Plan are Land Use Map, Transportation Master Plan, Moyle Park Master Plan, The Corridor 

Master Plan, Trail Master, Plan, and the Lambert Park Master Plan. 

 

Austin Roy said other things included are additional Trail Maps.  These are trail signs and a kiosk that we have been 

working on in the past year.  The kiosk will be in Lambert Park and will show all the trails in the park.  He said we 

also have an overall map of all the trails in the city and thought it would be useful to have those for Planning 

Commission members to refer to. 
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Austin Roy said he has included the Gateway Historic Ordinance which outlines our Business Commercial area and 

the requirements for the building that are there.  The idea is to have consistency in our Business Commercial Zone.  

Things like street lighting, dumpsters for garbage, screening or fencing between buildings, and trying to have an 

architectural feel in that area.  He said this goes hand in hand with the next item which is the Gateway Historic District 

Design Guidelines.  He said this is a separate document that is not ordinance but is a useful guide to help determine 

what the aesthetic look of Main Street is supposed to look like. 

 

Austin Roy said the last two things we have are the Tree Guide, which is a document we use if someone wants to plant 

something in the park strips, which would be the grass space between the curb and the sidewalk.  He said he thought 

that would be useful to the Planning Commission as they dealt with landscaping issues. The last one is the Standard 

Construction Detail, and Austin Roy said the only thing in there currently is streetlights in the Main Street area.  This 

refers to the ornate type lights along Main Street. 

  

Troy Slade mentioned that City Council Member, Jessica Smuin sent some good information that was on YouTube.  

Alan MacDonald agreed and said his document that he put together follows closely with the information from the 

three-part YouTube series. He said he found it very helpful.  Austin Roy said it would be good to include a link to the 

series so Planning Commission members could view the videos to help with orientation. 

 

Alan MacDonald said the main things the Planning Commission does is to maintain the General Plan, update the 

ordinances, and administrative duties and obligations given to us by the City Council. 

 

John MacKay said he read through Attorney David Church’s introduction to the Planning Commission and said it was 

similar to what Alan MacDonald had written.  He asked if they were repetitive and if we needed both documents.  He 

said he like what Alan MacDonald had written.  Alan MacDonald said there is a little overlap and said his document 

was a little more basic. He said David Church takes a deeper dive, and it is written by an attorney and is a little more 

understandable and another layer for the Planning Commission.  He said he would like to have all the material and 

resources available. 

 

Jeff Davis asked if there were concerns from the City Council about the Planning Commission and if we understood 

our role.  Austin Roy said the City Council was frustrated last year with the Planning Commission because they didn’t 

feel like the Planning Commission understood the architectural guidelines.  He said we’ve addressed that and worked 

on it.  He said the Planning Commission needs to focus on following ordinance and second the General Plan.  He said 

personal opinion is not a basis for a motion.  He said if you can base your motion on one of these documents, that’s 

the stronger motion. 

 

Jane Griener said if we recommend approval tonight, we can always make changes to it later. She said she would like 

Jeff Davis, as the newest member, to go through it and see if it is helpful to him.   Alan MacDonald agreed and said it 

would be a moving document and subject to changes. 

 

MOTION: Commission Member Troy Slade moved to recommend approval of the Planning Commission 

Documents and Information Binder with these additions: 

1. Alan MacDonald’s document, 

2. YouTube video link. 

Jeff Davis seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  

Ayes:     Nays:        

Ethan Allen 

John MacKay 

Jane Griener 

Troy Slade 

Jeff Davis 

Alan MacDonald 
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Jeff Davis asked if this document would be posted online.  Austin Roy said he would post it and then if people had 

questions about the different sub-sections, everything would be easy to find in one place and the document would be 

transparent. 

  

IV. COMMUNICATIONS 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: December 7, 2021 

 

MOTION: Commission Member Jeff Davis moved to approve the minutes for December 7, 2021.  

 

John MacKay seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed 

unanimously. 

 

Ayes:     Nays:  

Jane Griener     

Ethan Allen       

Troy Slade 

John MacKay 

Jeff Davis 

Alan MacDonald 

 

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

 

Jeff Davis seconded the motion. There were 6 Ayes and 0 Nays (recorded below).  The motion passed unanimously. 

 

Ayes:     Nays:  

Jane Griener     

Ethan Allen       

Troy Slade 

John MacKay 

Jeff Davis 

Alan MacDonald 

 

The meeting was adjourned at 7:30 p.m.   
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