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November 7, 2017 

ALPINE CITY PLANNING COMMISSION MEETING AT 1 

Alpine City Hall, 20 North Main, Alpine, Utah 2 
November 7, 2017 3 

 4 
I. GENERAL BUSINESS   5 

A. Welcome and Roll Call: The meeting was called to order at 7:00 pm by Chairman Steve 6 
Cosper.  The following Commission members were present and constituted a quorum: 7 

 8 
Chairman: Steve Cosper 9 

Commission Members: Bryce Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Jane 10 
Griener, John Gubler, Carla Merrill 11 
Staff: Austin Roy, Jed Muhlestein, Marla Fox 12 
Others: Brandon Stocksdale, Diego Plugo, Kelly Swan, John Johnson, Curtis Miner, Regan Pack, 13 

Marvin Pack, Kathleen Rasmussen, Ron Rasmussen, Loraine Lott, Troy Ellis, Bret Christoffersen, 14 
Ed Bush, Carter Nell, Erik Kelley, Jackson Taylor, Gale Rudolph, Taylor Hurley, Breezy Anson, 15 

Will Jones, Alice Cosper, Susan Hann 16 
 17 

A. Prayer/Opening Comments: John Gubler 18 
B. Pledge of Allegiance: Taylor Hurley, a scout 19 

 20 

 21 

II. PUBLIC COMMENT 22 
There were no public comments.  23 

 24 

 25 
III.ACTION ITEMS 26 

A. Site Plan Proposal – Alpine Main Street Village Lot 1 27 
Austin Roy presented the staff report regarding a proposed office building to be located on Lot 1 28 
within the approved Planned Commercial Development known as Alpine Main Street Village.  29 

The designated building footprint would be 3,600 square feet and two stories tall, with 3,464 square 30 
feet on the main floor and 3,067 square feet on the second floor.  Office buildings are a permitted 31 

use in the Business Commercial Zone.  The Gateway/Historic Zone standards would also apply to 32 
this application, which gives the Planning Commission the ability to allow flexibility to the 33 

requirements of the Business Commercial Zone, including parking, building height, signage, 34 
setbacks and use.  (Section 3.11.3.3.5) 35 
 36 
Curtis Minor, the applicant, presented the project board which included examples of building 37 
materials.  He explained that the developer wanted the building to look like an old schoolhouse.  38 

The building materials would be brick and rock of similar colors, and the limestone rock would 39 
only be around the base of the towers.  Regarding the tower, Mr. Minor explained that it would be 40 

14 by 14 feet at the base and is proposed to be six feet taller than what is allowed in the BC Zone, 41 
so he was asking for an exception.  He said that the tower would be roughly the same height as the 42 
tower on the clock building.  The tower would help to convey the schoolhouse design.  43 
 44 
Steve Cosper asked if the parking requirements were met and Austin Roy said that the building 45 
has 29 designated parking stalls as part of the PCD.  Based on the square footage of the building, 46 
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they were required to have a minimum of 26 stalls.  1 

 2 
Austin Roy then presented the landscaping plans and full color renderings of the proposed 3 
building.  4 

 5 
The Planning Commission discussed the building materials and the schoolhouse design.  The 6 
applicant explained that the stairs were located on the back of the building to better meeting Fire 7 
Code requirements, and to accommodate the L-shaped lot.  Steve Cosper asked if an entrance on 8 
Main Street was required and Austin Roy said that this building would be part of the Main Street 9 

Village and would continue with the U-Shaped design of the overall plan.  All of the building 10 
entrances would face into the development.  11 
 12 
The Planning Commission also discussed the height of the tower and whether or not that would be 13 

an appropriate exception.  14 
 15 

Will Jones, resident and owner of the building to the south, said that the proposed tower would 16 
block the view of his building from Main Street.  He also questioned what qualified for an 17 

exception, because he had requested an exception and it was denied by the City Council.  If the 18 
Planning Commission decided to grant the exception in this case, Mr. Jones requested that the 19 
tower be moved to the other side of the building.  20 

 21 
Jason Thelin did not believe that moving the tower would make much of a difference on Mr. 22 

Jones’s view of Main Street.   There was continued discussion regarding the height exception. 23 
 24 
MOTION: Jason Thelin moved to recommend approval of the proposed Alpine Main Street 25 

Village Lot 1 site plan provided the following items are addressed: 26 

 27 
1. The preliminary architectural design drawings be recommended by the Planning 28 

Commission and approved by the City Council.  29 

2. A conditional use permit be approved for the maximum height of the 14 by 14 tower 30 
portion of the building to the current height of 40 feet. 31 

 32 
Jane Griener seconded the motion.  The motion passed with 6 Ayes and 1 Nay.  Bryce Higbee, 33 

Jason Thelin, Steve Cosper, Jane Griener, John Gubler and Carla Merrill all voted Aye.  David 34 
Fotheringham voted Nay. 35 
 36 
 37 

B. Site Plan Proposal – Olde Towne Centre Lot E 38 
Austin Roy explained that the proposed office building would be located on Lot E within the 39 
approved Planned Commercial Development known as Alpine Olde Towne Centre.  The 40 

designated building footprint was 4,847 square feet and two stories tall, with 4,786 square feet on 41 
the main floor and 3,508 square feet on the second floor.  There would also be a basement totaling 42 
3,303 square feet.  Office buildings are a permitted use in the Business Commercial Zone.    The 43 
Gateway/Historic Zone standards would also apply to this application, which gives the Planning 44 
Commission the ability to allow flexibility to the requirements of the Business Commercial Zone, 45 
including parking, building height, signage, setbacks and use.  (Section 3.11.3.3.5) 46 
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 1 

Austin Roy added that the plan included 33 parking stalls and the building was proposed to be 29 2 
feet in height.  A landscaping plan had been provided by the applicant.  3 
 4 

Kelly Swan, the applicant, explained that the proposed building would fit within the footprint 5 
outlined by the City.  He presented the project board and went over the plan for building materials.  6 
The basement would be located in the back portion of the building and would only be used for 7 
storage and a mechanical room.  Because this area would not be used as part of the business 8 
operations, Mr. Swan was requesting an exception to exclude the basement square footage from 9 

the parking calculations.  10 
 11 
Jed Muhlestein said that the Developer would also be responsible for installing one new light pole 12 
in the corner by Pad D.  Jason Thelin requested that they install a light pole similar to the one that 13 

currently exists in the development.  14 
 15 

MOTION: Jason Thelin moved to recommend approval of the proposed Alpine Olde Towne 16 
Centre Lot E site plan provided the following items are addressed: 17 

 18 
1. The deed restriction proposal for the basement level be approved by the City. 19 

 20 

2. The Developer update their plans to include the installation of the remaining light pole 21 
for the development. 22 

 23 
David Fotheringham seconded the motion.  The motion passed with 7 Ayes and 0 Nays.  Bryce 24 
Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, John Gubler and Carla 25 

Merrill all voted Aye.   26 

 27 
 28 

C. Public Hearing – Zone Change Proposal – Marvin and Regan Pack 29 
Austin Roy explained that the applicants, Marvin and Regan Pack, had requested a zone change 30 
of their property and the neighboring lots from CR-40,000 to CR-20,000.  The property was located 31 

at 651 East 770 North.  The ordinance required that the Planning Commission make a 32 
recommendation to the City Council on the zone change request.  The City Council may approve 33 

or deny the proposed amendment to the zoning map, either as proposed by the Planning 34 
Commission or after making any revision the City Council considers appropriate.  35 
 36 
Regan Pack, the applicant, explained that the zone change would facilitate building a second home 37 
on the property.  He intended to incorporate a small parcel to the east of the existing home because 38 

that would give them the required frontage needed for the additional home.  39 
 40 

Will Jones, a resident, commented that the subject property was originally zoned as half-acre.  He 41 
knew this because he was the first resident to build a home there.  He felt that the zone change 42 
would help clean up the line of the neighborhood and it would not negatively affect Moyle Park.  43 
 44 
Kathleen Rasmussen, a resident, said that the old Moyle home had been remodeled and altered so 45 
much over the years that it no longer had any historical value.   46 
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 1 

Steve Cosper opened the Public Hearing. 2 
 3 
David Weinberger, a resident, did not understand why the entire area needed to be rezoned. 4 

 5 
Regan Pack explained that the other parcels would not have enough frontage to accommodate 6 
homes and the code did not allow spot zoning.  Mr. Pack would only be able to build two homes 7 
on his property.  8 
 9 

Troy Ellis, a resident, commented that if the two new homes were built on the property, the old 10 
home would have to be torn down.  He expressed his support for Mr. Pack’s proposal.  11 
 12 
Ron Rasmussen, a resident, commented that the application seemed straightforward.  The property 13 

couldn’t accommodate more than two homes if the zone was changed because of the frontage 14 
requirements.  His only concern was whether the old Moyle home was on the Historic Registry.   15 

 16 
Gayle Rudolf, a resident, expressed her concern that the zone change would set a dangerous 17 

precedent.  18 
 19 
Steve Cosper closed the Public Hearing. 20 

 21 
The Planning Commission discussed spot zoning and the possibility of causing future issues.  22 

 23 
MOTION: David Fotheringham moved to recommend to the City Council that a zone change be 24 
made from the 40,000 zone to the 20,000 zone for the proposed properties near 651 East 770 North. 25 

 26 

Bryce Higbee seconded the motion.  The motion passed with 5 Ayes and 2 Nays.  Bryce Higbee, 27 
David Fotheringham, Steve Cosper, Jane Griener and John Gubler all voted Aye.  Jason Thelin 28 
and Carla Merrill voted Nay. 29 

 30 
 31 

D. Exotic Animal Request – Andalyn Hall Billings 32 
Austin Roy explained that the applicant, Andalyn Hall Billings, was requesting permission to have 33 

a fox on her property.  According to the Alpine City Development Code, exotic animals may be 34 
permitted after review and recommendation by the Planning Commission and approval of the City 35 
Council.  The applicant planned to keep the fox in a special outdoor enclosure at her home located 36 
at 220 North 200 East.   37 
 38 

Adalyne Billings, a resident, explained that she would be adopting the fox from a shelter that she 39 
worked for, and she had a lot of experience with exotic animals.  The animal had never been in the 40 

wild and was quite tame.  The fox would be kept in a secure area, similar to a dog run.  Ms. Billings 41 
said that she would keep the enclose clean to keep the smell down.  If she received permission 42 
from the City Council, she would build the enclosure and it would have to be approved by the 43 
Division of Wildlife before she could adopt the fox. 44 
 45 
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The Planning Commission discussed the proposed enclosure and asked how close it would be to 1 

the property line.  Ms. Billings said that her property was a quarter-acre and she planned to place 2 
the enclosure along the rear property line.  The Planning Commission was concerned that the 3 
proposed enclosure may not comply with setback requirements.  They were unsure whether the 4 

enclosure would be considered an accessory structure.  Ms. Billings said that she had not spoken 5 
to her neighbors about the proposed enclosure, and the Planning Commission said that they would 6 
feel more comfortable if the neighbors were informed.   7 
 8 
MOTION: Bryce Higbee moved to recommend to the City Council approval of the proposed 9 

exotic animal request at 220 North 200 East. 10 

 11 
David Fotheringham seconded the motion.  The motion failed with 2 Ayes and 5 Nays.  Bryce 12 
Higbee and David Fotheringham voted Aye.  Jason Thelin, Jane Griener, John Gubler, Carla 13 

Merrill, and Steve Cosper voted Nay. 14 
 15 

 16 

E. General Plan – Parks, Recreation, Trails, & Open Space 17 
Austin Roy explained that the Trail Committee was submitting an updated Trail Master Plan for 18 
review and approval as part of the General Plan update.  This would be a revision of the 2004 Trail 19 
Master Plan.  20 

 21 
Brandon Stocksdale, Community Planner with the National Parks Service, said that he was part of 22 

a program called The Rivers Trails and Conservation Assistance Program.  Mr. Stocksdale helps 23 
communities all over the State with various conservation projects, specifically helping cities 24 
connect trail systems.  25 

 26 

Breezy Anson, a resident working on the trails project, said that he had been working with Draper 27 
City on the trails in Corner Canyon.  Using the map, he showed how the trails could connect from 28 
Sliding Rock Trail to The Cove.  The ultimate goal was to get trails all the way to the Bonneville 29 

Shoreline and up through American Fork Canyon.  Mr. Anson publicly thanked Will Jones for 30 
donating land and funds to the trails project.  31 

 32 
Brandon Stocksdale commented that some of the property was designated as Wilderness Area 33 

which allowed for hiking, but not biking, so there would be some challenges to work through there.  34 
 35 
Breezy Anson reported that he had trail buildings currently up above Heritage Hills, and they 36 
would like to hire him to make trails through Lambert Park, which will be heavily used.  There 37 
were also some trails that needed to be cleaned up or rerouted to be more runner-friendly.  Mr. 38 

Anson said that they would like to hire this trail builder to do that.  He charged $95 per hour and 39 
there would be about 175 hours’ worth of work that needed to be done.  40 

 41 
The Planning Commission thanked Breezy Anson and Will Jones for all their hard work.  Will 42 
Jones said they have three priorities: 43 
 44 

1. Connect trails from Lambert Park to Three Falls 45 
2. Connect trails from parking lot at North Point to parking lot at Three Falls 46 
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3. Connect from downtown Corridor to Creekside Park  1 

 2 
 3 

IV.COMMUNICATIONS 4 
There were no communications. 5 

 6 
 7 
V. APPROVAL OF PLANNING COMMISSION MINUTES: October 17, 2017 8 
 9 

The minutes for the above stated meeting were reviewed and modified. 10 
 11 
MOTION: Jane Griener moved to approve the Planning Commission Minutes for October 17, 12 
2017 with the change made by Bryce Higbee. 13 

 14 
David Fotheringham seconded the motion.  The motion passed with 7 Ayes and 0 Nay.  Bryce 15 

Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, John Gubler and Carla 16 
Merrill all voted Aye. 17 

 18 
 19 

ADJOURN 20 
Steve Cosper stated that the Planning Commission had covered all the items on the agenda and 21 
adjourned the meeting at 9:30 p.m. 22 


