
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, UT will hold a Regular Meeting 
at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, March 15, 2016 at 7:00 pm as follows: 
 
I. GENERAL BUSINESS 
 

A. Welcome and Roll Call:               Steve Cosper  
B. Prayer/Opening Comments:             Steve Cosper 
C. Pledge of Allegiance:  By Invitation 

 
II. PUBLIC COMMENT            

 
Any person wishing to comment on any item not on the agenda may address the Planning Commission at this point by  
stepping to the microphone and giving his or her name and address for the record.  
 

III. ACTION ITEMS 

 
A.   Creekside Cottages Senior Living – 242 S Main Street – Bryce Nelson 

The Planning Commission will review a proposed site plan for a proposed senior living development. 
 
B.   Alpine Main Street Village Site Plan (Lot 2) – 65 W Main Street – Linus Properties (John Johnson) 

The Planning Commission will review a proposed site plan for a building to be built within the approved Alpine 
Main Street Village Planned Commercial Development.  

 
C.   Alpine Main Street Village Site Plan (Lot 3) – 45 W Main Street – Linus Properties (John Johnson) 

The Planning Commission will review a proposed site plan for a building to be built within the approved Alpine 
Main Street Village Planned Commercial Development.  

 
D.   General Plan Update 

The Planning Commission will discuss an update of the Alpine City General Plan, specifically as it pertains to 
the Land Use Element. 

 
 

IV.   COMMUNICATIONS 

  
V.     APPROVAL OF PLANNING COMMISSION MINUTES: March 1, 2016 
         
ADJOURN      

 

      Chairman Steve Cosper 
      March 11, 2016 
 
 
 
 
 
 
 
 
 

 
 
 
 

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 v. 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: Creek Side Cottages Senior Housing Concept Plan 

 

FOR CONSIDERATION ON: 15 March 2016 

 

PETITIONER: Bryce Nelson 

 

ACTION REQUESTED BY PETITIONER: Recommend Approval of the 

Concept Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.18 (Senior Housing) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The Creek Side Cottages senior living development is proposed to be located at 242 

South Main Street.  This proposal includes 27 units on 3.85 acres which is 7 units per 

acre.  This property is located in the Business Commercial zone.  The Senior Living 

Overlay zone may be located within the Business Commercial zone but needs to be 

granted a zone change in order for the overlay zone to take effect.   
 

 

 
STAFF RECOMMENDATIONS: 

 

The Planning and Zoning Department recommends approval of the proposed 

concept plan for the Creek Side Cottages provided the following items are 

addressed:   

  

 An exception be recommended by the Planning Commission and granted 

by the City Council for the setbacks: 

- The 1 unit located 20 feet from Main Street. 

- The southern unit’s 15 foot rear yard setback. 

- The 3 sets of units that have a 10 foot setback on both sides. 

 The Planning Commission decides if any additional parking is needed. 

 The preliminary architectural design drawings be recommended by the 

Planning Commission and approved by the City Council. 

 

The Engineering Department recommends that concept approval of the 

proposed development be granted provided the following items are addressed:   

  

 The Developer provide a geotechnical report prior to final approval that 

addresses existing conditions and recommends construction practices for 

the roads and buildings proposed to be built on the property. 

 The Planning Commission make a recommendation regarding the 

parking. 

 



 

 

 

 

 

 
 

Date:  March 10, 2016 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review 

Creek Side Cottages Senior Housing Concept Plan 

242 South Main Street – 27 Units on 3.85 acres 

 

Background 
 

The Creek Side Cottages senior living development is proposed to be located at 242 South Main 

Street.  This property is located in the Business Commercial zone.  The Senior Living Overlay zone 

may be located within the Business Commercial zone but needs to be granted a zone change in order 

for the overlay zone to take effect.   

 

Review Process 

(Section 3.18.1) 

 

The Planning Commission will review the proposed zone change along with the concept plan and 

send a recommendation to the City Council.  In considering a request for this zone change, the 

Planning Commission and City Council shall consider the following:  

 

A. The harmony and compliance of the proposed location of the overlay zone with the 

objectives and requirements of the City General Plan and Zoning Ordinances; 

 

B. Whether or not the application of the Overlay Zone may be injurious to potential or 

existing development within the vicinity; 

 

C. The current development or lack of development adjacent to the proposed location and 

the harmony of the proposed location with the existing uses in the neighborhood; 

 

D. The proposed location is in proximity to the major arterial or collector streets; 

 

E. The compatibility of the proposed location of the overlay zone with the density analysis 

of the underlying zone and neighboring development; 

 

F. The economic impact of the proposed facility or use on the surrounding area; 

 

 



 

G. A demonstrable need for Senior Housing in the area of the proposed location. 

 

H. It shall be the City Council’s sole discretion to decide if a project should be a Senior 

Housing Overlay within the intent of the ordinance as noted above. 

 

Once the Planning Commission has given a favorable recommendation of the applicant’s concept 

plan and the proposed zone change, the concept plan and zone change will be forwarded to the City 

Council for approval.  After the City Council approves the concept plan the applicant will continue 

the planning process in accordance with the Alpine City’s Subdivision Ordinance.  The City Council 

shall continue to move forward with the applicable zone change.  The actual zone change will 

coincide with City Council’s approval of the final plat (Section 3.18.8). 

 

The residents of the proposed units shall be “Elderly/Senior” as defined in section 3.18.1 of the 

Alpine City Development Code and all uses within the Senior Housing Overlay Zone shall be 

conducted within buildings which conform to the requirements of the underlying zone. 

 

The Gateway/Historic zone will also apply to this proposal.  The Gateway/Historic zone gives the 

Planning Commission the ability to allow flexibility to the requirements set forth in the BC zone. 

The Planning Commission may recommend exceptions regarding parking, building height, signage, 

setbacks and use if it finds that the plans proposed better implement the design guidelines to the City 

Council for approval (Section 3.11.3.3.5). 

 

Location  

(Sections 3.18.7 and 3.7.5) 

 

The minimum acreage requirement for a senior housing development is 2 acres with a maximum 

project size of 6 acres and 32 units.  The maximum dwelling units per acre for a senior housing 

project is 8.  This proposed development is 27 units on 3.85 acres and is 7 units per acre.  This 

proposal meets all of these requirements. 

 

The location requirements for senior housing development are as follows: 
 

Setback shall be 30 feet in the front along a public street 

The rear and side yard setbacks shall be 20 feet 
 

The setback from Main Street is 30 feet for the majority of the development.  At the southern end, 

there is one unit that has a 20 foot setback.  In addition, all of the units at the southern end of the 

property have a 15 foot rear setback to them.  These setbacks require an exception from the 

ordinance.    

 

The location requirements for the dwellings located within the development would be the same 

except that the side yard setbacks as set forth in the TR-10,000 zone would apply because of the 

requirements set forth for dwellings in the underlying B-C zone.  That requirement is as follows: 
 

Aggregate width of 22 feet with neither side yard less than 10 feet wide. 



 

 

The distance between each unit is not listed on the concept plan but after talking with the 

applicant, it is understood that the distance between the majority of the units is 10 feet.  This 

would comply with the ordinance for most of the units but there are a 3 units that would have 

both sides with a setback of 10 feet.  These setbacks require an exception from the ordinance.  

 

Street System/Parking  

(Sections 3.18.7, 3.7.8.3 and 3.24.3)  

 

The plan designates 2 parking stalls for each unit (2-car garage).  The plan also shows 12 additional 

parking spaces within the development.  The off-street parking requirements for a senior housing is 

as follows: 

 

Senior Housing - Two (2) spaces per dwelling 

Additional parking will be determined by specific review of the Planning Commission 

 

Based on the proposal of 27 units, 54 parking stalls are required. With the additional 12 parking 

stalls that have been added and the potential additional parking that could be located in the driveway 

of the 2-car garage, the Planning and Zoning Department feels that the proposed plan meets the 

parking requirement.  

 

Special Provisions 

(Sections 3.18.7 and 3.7.8) 

 

 Trash Storage – It is expected that each individual unit will have their own garbage can. 

 

 Height of Building - The maximum height requirement of the buildings is no more than thirty 

four (34) feet.  The height of the building has not been provided. 

 

 Landscaping - A landscaping plan has not been provided.  A landscaping plan will be 

required at preliminary review.  30% of the development will need to be landscaping for the 

use and benefit of the residents.  The ordinance requires 2 trees with a caliper of 2 inches and 

10 one-gallon shrubs per dwelling unit.  The development does propose to have a common 

area for the senior housing residents located at the northern most part of the development 

next to Dry Creek.  Details of that common area are still being worked out.  If the 

development is approved professional maintenance must be required.     

 

 Design - Preliminary architectural design drawings will be presented and reviewed by the 

Planning Commission at the meeting. 

 

General Remarks 

 

The applicants have worked with the Planning and Zoning Department to build an 8’ wide paved 

public trail that will run along the portion of their property that is next to Dry Creek.  This is not a 



 

requirement of a senior housing development but will be a valuable connection for the trail corridor 

that is proposed to be completed that would be located in the center of Alpine along Dry Creek and 

Fort Creek.  This addition to their proposed development is very much appreciated and will be an 

asset for both the residents of the proposed senior housing units and the community. 

 

To address criteria G of section 3.18.1, the applicant has also provided a report from Pine Valley 

Realty summarizing the market need for this type of senior housing within Alpine City.  This report 

shows a “very high” need for this type of residential use. 

 

RECOMMENDATION 

 

The Planning and Zoning Department recommends approval of the proposed concept plan for 

the Creek Side Cottages provided the following items are addressed:   

  

 An exception be recommended by the Planning Commission and granted by the City 

Council for the setbacks: 

- The 1 unit located 20 feet from Main Street. 

- The southern unit’s 15 foot rear yard setback. 

- The 3 sets of units that have a 10 foot setback on both sides. 

 The Planning Commission decides if any additional parking is needed. 

 The preliminary architectural design drawings be recommended by the Planning 

Commission and approved by the City Council. 

 















ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Alpine Main Street Village Lot 2 Building Site Plan 

 

FOR CONSIDERATION ON: 15 March 2016 

 

PETITIONER: John Johnson 

 

ACTION REQUESTED BY PETITIONER: Approve the Site Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.7 (B/C Zone) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The proposed office building is proposed to be located on lot 2 within the approved 

Planned Commercial Development known as Alpine Main Street Village.  The 

designated building footprint is 3,536 square feet and is located in the Business 

Commercial zone.  Office buildings are a permitted use in the BC zone.  The proposed 

building will be 2 stories with 3,463 square feet on the main floor and 3,114 square feet 

on the second floor. 

 

The Gateway/Historic zone will also apply to this proposal.  The Gateway/Historic zone 

gives the Planning Commission the ability to allow flexibility to the requirements set 

forth in the BC zone. The Planning Commission may recommend exceptions regarding 

parking, building height, signage, setbacks and use if it finds that the plans proposed 

better implement the design guidelines to the City Council for approval (Section 

3.11.3.3.5). 
 

 

 
STAFF RECOMMENDATION: 

 

The Planning and Zoning Department recommends approval of the proposed 

site plan provided the following items are addressed:   

  

 The preliminary architectural design drawings be recommended by the 

Planning Commission and approved by the City Council. 

 



 

 

 

 

 

 
 

Date:  March 9, 2016 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review 

Alpine Main Street Village Lot 2 Building Site Plan (John Johnson) 

45 West Main Street Court 

 

Background 

 

The proposed office building is proposed to be located on lot 2 within the approved Planned 

Commercial Development known as Alpine Main Street Village.  The designated building footprint 

is 3,536 square feet and is located in the Business Commercial zone.  Office buildings are a 

permitted use in the BC zone.  The proposed building will be 2 stories with 3,463 square feet on the 

main floor and 3,114 square feet on the second floor. 

 

The Gateway/Historic zone will also apply to this proposal.  The Gateway/Historic zone gives the 

Planning Commission the ability to allow flexibility to the requirements set forth in the BC zone. 

The Planning Commission may recommend exceptions regarding parking, building height, signage, 

setbacks and use if it finds that the plans proposed better implement the design guidelines to the City 

Council for approval (Section 3.11.3.3.5). 

 

Location  

(Section 3.7.5) 

 

The setbacks have already been approved and recorded for the Planned Commercial Development.  It 

is understood that the entire building will be within the lot. 

 

Street System/Parking  

(Sections 3.7.8.3 and 3.24.3)  

 

The recorded plat designates 29 parking stalls for Lot 2.  The off-street parking requirements for an 

office are as follows: 

Office - Four (4) spaces per 1,000 sf 

 

With the total square footage of the building (6,577 square feet), 26 parking stalls are required. The 

applicant would meet the parking requirement.  

 

 



 

Special Provisions 

(Section 3.7.8) 

 

 Trash Storage – A trash enclosure just northwest of Lot 2 is designated on the plat. 

 

 Height of Building - The maximum height requirement of the building is no more than thirty 

four (34) feet.  The height of the building from the finished grade to the highest point would 

be 30 feet 1 ½ inches. 

 

 Landscaping - A landscaping plan was provided and approved with the original plat. 

 

 Design - Preliminary architectural design drawings will be presented and reviewed by the 

Planning Commission at the meeting. 

 

RECOMMENDATION 

 

The Planning and Zoning Department recommends approval of the proposed site plan 

provided the following items are addressed:   

  

 The preliminary architectural design drawings be recommended by the Planning 

Commission and approved by the City Council. 

 











ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Alpine Main Street Village Lot 3 Building Site Plan 

 

FOR CONSIDERATION ON: 15 March 2016 

 

PETITIONER: John Johnson 

 

ACTION REQUESTED BY PETITIONER: Approve the Site Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.7 (B/C Zone) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The proposed office building is proposed to be located on lot 3 within the approved 

Planned Commercial Development known as Alpine Main Street Village.  The 

designated building footprint is 1,872 square feet and is located in the Business 

Commercial zone.  Office buildings are a permitted use in the BC zone.  The proposed 

building will be 2 stories with 1,872 square feet on the main floor and 1,763 square feet 

on the second floor. 

 

The Gateway/Historic zone will also apply to this proposal.  The Gateway/Historic zone 

gives the Planning Commission the ability to allow flexibility to the requirements set 

forth in the BC zone. The Planning Commission may recommend exceptions regarding 

parking, building height, signage, setbacks and use if it finds that the plans proposed 

better implement the design guidelines to the City Council for approval (Section 

3.11.3.3.5). 
 

 

 
STAFF RECOMMENDATIONS: 

 

The Planning and Zoning Department recommends approval of the proposed site 

plan provided the following items are addressed:   

  

 The issues with the location of the building and the existing walkway be 

addressed. 

 An exception to the parking requirement be granted or an adjustment be 

made in the square footage so that the parking requirement is met. 

 The preliminary architectural design drawings be recommended by the 

Planning Commission and approved by the City Council. 

 

The Engineering Department recommends approval of the proposed site plan 

provided the following items are addressed:   

  

 The Developer maintains ADA access for Lot 4 and provides details and 

plans showing how that will be accomplished. 

 



 

 

 

 

 
 

Date:  March 9, 2016 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review 

Alpine Main Street Village Lot 3 Building Site Plan (John Johnson) 

65 West Main Street Court 

 

Background 
 

The proposed office building is proposed to be located on lot 3 within the approved Planned 

Commercial Development known as Alpine Main Street Village.  The designated building footprint 

is 1,872 square feet and is located in the Business Commercial zone.  Office buildings are a 

permitted use in the BC zone.  The proposed building will be 2 stories with 1,872 square feet on the 

main floor and 1,763 square feet on the second floor. 

 

The Gateway/Historic zone will also apply to this proposal.  The Gateway/Historic zone gives the 

Planning Commission the ability to allow flexibility to the requirements set forth in the BC zone. 

The Planning Commission may recommend exceptions regarding parking, building height, signage, 

setbacks and use if it finds that the plans proposed better implement the design guidelines to the City 

Council for approval (Section 3.11.3.3.5). 

 

Location  

(Section 3.7.5) 
 

The setbacks have already been approved and recorded for the Planned Commercial Development.  It 

is understood that the entire building will be within the lot.  There are some potential issues with the 

walkway that is currently in front of the building that is located on Lot 4. The plat may need to be 

amended to tweak lot 3 or something needs to be done to in order to address any issues with the close 

proximity of the existing walkway and proposed building. 

 

Street System/Parking  

(Sections 3.7.8.3 and 3.24.3)  
 

The recorded plat designates 12 parking stalls for Lot 3.  The off-street parking requirements for an 

office are as follows: 

Office - Four (4) spaces per 1,000 sf 
 

With the total square footage of the building (3,129 square feet), 15 parking stalls are required. The 

applicant would need to make some adjustments in order to meet the parking requirement. 

 



 

Special Provisions 

(Section 3.7.8) 
 

 Trash Storage – A trash enclosure just northwest of Lot 2 is designated on the plat. 

 

 Height of Building - The maximum height requirement of the building is no more than thirty 

four (34) feet.  The height of the building from the finished grade to the highest point would 

be 29 feet 6 inches. 

 

 Landscaping - A landscaping plan was provided and approved with the original plat. 

 

 Design - Preliminary architectural design drawings will be presented and reviewed by the 

Planning Commission at the meeting. 

 

RECOMMENDATION 
 

The Planning and Zoning Department recommends approval of the proposed site plan 

provided the following items are addressed:   

  

 The issues with the location of the building and the existing walkway be addressed. 

 An exception to the parking requirement be granted or an adjustment be made in the 

square footage so that the parking requirement is met. 

 The preliminary architectural design drawings be recommended by the Planning 

Commission and approved by the City Council. 

 











 
ALPINE PLANNING COMMISSION AGENDA 

 
 

SUBJECT:  General Plan Update 2016 

 

FOR CONSIDERATION ON: 15 March 2016 

 

PETITIONER: Staff 

 

ACTION REQUESTED BY PETITIONER: Provide Direction for  

Updating the General Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Article 2.1 (General Plan) 

 

BACKGROUND INFORMATION: 

 

Attached is the proposed draft of the Land Use Element of the General Plan.  It includes 

some changes suggested by a few members of the Planning Commission and edited 

language that has been discussed extensively by the Planning Commission.  Hopefully, 

the edited language reflects the thoughts and concerns of past discussions and this is the 

last draft to review before we move forward with the next element.    

 

 



LAND USE ELEMENT 

Alpine City 2016 General Plan   Page | 1 

 

GOAL #1 

Maintain and promote a historic small-town, rural atmosphere that embraces 

agricultural uses, open spaces and the mountainous surroundings of the City. 

 

 

 

Policies 

1.1 Promote and preserve both natural and developed open spaces around the 

City with a preference towards public open spaces. The City prefers that this 

is done through through Planned Residential Developments (PRD) or by the 

public purchase of land.   

1.2 Encourage, develop and/or maintain venues that enhance a sense of 

community and provide residents an opportunity to congregate. 

1.3 Preserve animal rights and maintain a lenient level of regulations.  

1.4 Connect neighborhoods and open spaces of the City with appropriate trails, 

sidewalks and bike lanes that support alternate forms of local transportation 

and recreation. 

1.5 Encourage and maintain a safe, convenient and inviting atmosphere for 

pedestrians within commercial areas by applying the Gateway Historic 

District Design Guidelines.  

1.6 Preserve and beautify the three gateways into the City and do so in a way so 

that it is clear that you are entering Alpine. 

1.7 Encourage beautifying streetscapes while protecting City sidewalks and 

infrastructure through the implementation of Street Tree Guidelines. 

 



LAND USE ELEMENT 

Alpine City 2016 General Plan   Page | 2 

 

GOAL #2 

Provide clearly defined land zones to support the vision for a low density, rural 

atmosphere.  Provide zoning that will allow variety of lot sizes and housing types 

to meet the needs of varying ages of residents.  

 

 

 

Policies 

2.1 Land zoned as B-C (Business Commercial) shall consist of professional office, 

retail and other commercial uses serving the needs of Alpine residents and 

situated within an environment which is safe and aesthetically pleasing.   

2.2 Land zoned as MU (Mixed Use) shall consist of a mixture of business 

commercial and higher density residential type uses that reflect a historic 

small-town, rural atmosphere. 

2.3 Land zoned as TR-10,000 (Town Residential – 10,000 square foot minimum 

lot size) shall include, but is not exclusive to, the area generally located within 

the originally settled town center of Alpine that is considered appropriate for 

higher density residential development.  

2.4 Land zoned as CR-20,000 (Country Residential – 20,000 square foot minimum 

lot size) shall include, but is not exclusive to, traditional agricultural land and 

land located at a lower elevation that is considered appropriate for medium 

density residential development.  These areas should provide for the 

perpetuation of the rural and open space image of the City.  

 

 



LAND USE ELEMENT 

Alpine City 2016 General Plan   Page | 3 

 

2.5 Land zoned as CR-40,000 (Country Residential – 40,000 square foot minimum 

lot size) shall include, but is not exclusive to, land generally located around 

the periphery of the City center considered appropriate for low density 

residential development.  These areas which as a result of the presence of 

steep slope, adverse soil characteristics, flood hazard, mudflow, earthquake 

potential, wildfire hazard or similar critical and sensitive natural conditions 

which are considered environmentally fragile. 

2.6 Land zoned as CE-5 (Critical Environment – 5 acre minimum lot size) shall 

consist of areas primarily located in mountainous areas of the City considered 

appropriate for very low density residential development.  These areas which 

as a result of the presence of steep slope, adverse soil characteristics, flood 

hazard, mudflow, earthquake potential, wildfire hazard or similar critical and 

sensitive natural conditions which are considered environmentally fragile.  As 

a result of the large amount of area that is considered environmentally fragile, 

development will be clustered and interspersed with large and undisturbed 

open space areas. 

2.7 Follow the Alpine City Annexation Policy Plan. 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 



LAND USE ELEMENT 

Alpine City 2016 General Plan   Page | 4 

 

GOAL #3 

Preserve and protect specific community characteristics such as hillsides, scenic 

views, critical lands and a historic small-town, rural atmosphere by using overlay 

zones which build on an underlying zone by setting additional or stricter standards 

and applying the standards of both zones. 

 

 

 

Policies 

3.1 The Gateway Historic District Overlay Zone should maintain a high character 

of community development by regulating the exterior architecture 

characteristics of structures that are developed in the center of Alpine City 

(See Gateway Historic District Design Guidelines).  

3.2 The Sensitive Lands Overlay Zones are to provide for safe, orderly and 

beneficial development of areas characterized by sensitive and hazardous 

conditions as shown on the official Sensitive and Hazard Area Maps 

(floodplain, urban/wildland, geologic hazards and hillside) and to limit 

alteration to topography and reduce encroachment upon, or alteration of, 

such areas. 

3.2.1 The Geologic Hazards Overlay Zone is to minimize the adverse 

effects of geologic hazards including surface fault ruptures, 

landslides, debris flows, rock fall and soil liquefaction. 

3.2.2 The Urban/Wildland Interface Overlay Zone is to establish 

standards for development and fire prevention in areas 

bordering on wildlands. 

 



LAND USE ELEMENT 

Alpine City 2016 General Plan   Page | 5 

 

3.2.3 The Flood Damage Prevention Overlay Zone is to minimize 

public and private losses due to flood conditions in specific 

areas. 

3.2.4 The Hillside Protection Overlay Zone is to establish standards 

for developments of certain hillsides located in the City to 

minimize soil and slope instability, to minimize erosion and to 

preserve the character of the hillsides. 

3.3 The Senior Housing Overlay Zone is to provide for increased land use 

flexibility and specialized types of senior housing that recognizes and 

accommodates varied housing needs and desires of the community’s senior 

housing population while promoting independence and a high quality of life. 

3.4 The Assisted Living and Nursing Care Overlay Zone is to provide for increased 

land use flexibility to assure that health and human services are appropriately 

located in the community to meet the needs of aging residents. 
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PC Mar 1, 2016 

 ALPINE CITY PLANNING COMMISSION MEETING at 1 

Alpine City Hall, 20 North Main, Alpine, Utah 2 

March 1, 2016 3 

 4 

I.   GENERAL BUSINESS 5 
 6 

A.  Welcome and Roll Call:  The meeting was called to order at 7:00pm by Chairman Steve Cosper. The following 7 

commission members were present and constituted a quorum.  8 

 9 

Chairman: Steve Cosper 10 

Commission Members: Bryce Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, Steve 11 

Swanson, Judi Pickell  12 

Commission Members Not Present: Bryce Higbee 13 

Staff:   Jason Bond, Marla Fox 14 

Others: Lon Lott, Loraine Lott, Ramon Beck, Carla Merrill, Will Jones, Roger Bennett, Dana Beck, Sheldon 15 

Wimmer, Matt McEwan 16 

 17 

B.   Prayer/Opening Comments: Jane Griener 18 

C.   Pledge of Allegiance: Lon Lott 19 

 20 

II. PUBLIC COMMENT 21 
No Comment 22 

 23 

III. ACTION ITEMS 24 
 25 

A. North Point View Revised Preliminary Plan and Final Plat B Plan 26 
The proposed North Point View PRD Subdivision consists of 33 lots on approximately 30.55 acres.  The 27 

development is located at the north end of Main Street and north of Eastview Plat E.  The development is split 28 

between the CR-20,000 and CR-40,000 zones.  The lots range in size from 20,006 to 32,241 square feet. 29 

 30 

North Point PRD received Preliminary approval in 2004.  After Preliminary approval, North Point Plat A was 31 

submitted for Final, approved, and built in 2007.  This consisted of 3 lots and some open space along the frontage of 32 

Heritage Hills Drive.  The developer is now planning to move forward with Final on another phase (Plat B) but is 33 

seeking to adjust the design to make a better final product.  Hence, this submittal is for a revised Preliminary and 34 

Final simultaneously.   35 

 36 

To refresh memories, Jason Bond gave the Planning Commission the original Preliminary Review which discussed 37 

utilities in depth.  He also gave them the approved Preliminary PRD plan as well as an exhibit showing the original 38 

plan overlaid onto the current conditions showing property boundaries, trails and aerial photo. 39 

 40 

Jason Bond said the developer wants to realign the road and make improvements to the road and infrastructure. 41 

From the Engineers viewpoint, this is a good revised plan because of road grade, drainage, infrastructure in the roads 42 

and for snow plows. 43 

 44 

Jason Thelin asked why this plan didn’t have an expiration date.  Jason Bond said the developer had an agreement 45 

with the city to bring this back when they were ready.  Will Jones said they had to wait until Heritage Hills was 46 

developed and the road put in before they could start on their project.  47 

 48 

The Planning Commission had a discussion about the trails system and how to connect the trail from this 49 

development to the trails in Heritage Hills.  Will Jones said he proposed to take the trail along his property line on 50 

the north side and he would give a five foot easement along the fence line to the west and then head north to connect 51 

into the Heritage Hills trail.  Judi Pickell asked if there could be some signage by the trail.  Will Jones said the Trails 52 

Committee will discuss doing better with all the trail signage.  53 

 54 
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Judi Pickell asked how the intersection off Main Street could be improved.  Jane Griener said we should discuss 1 

putting in a stop sign. She said there is an elevation change and a curve on the road.  Jason Bond said this is more of 2 

a speeding issue and that’s why the speed limit is twenty five miles per hour.  3 

  4 

The Planning Commission asked about sidewalks in this development.  Will Jones said the subdivision will have 5 

sidewalks on both sides of the street with the exception of a section at the entrance of the subdivision on the west 6 

side due to the slope of the land.  He said the east side of the street will have a sidewalk as well as all the frontage of 7 

the subdivision.  Will Jones said he will build a small parking lot and an overlook structure like a gazebo with 8 

benches. 9 

 10 

MOTION:  Jane Griener moved to approve the revised preliminary plan for North Point View Subdivision with the 11 

following conditions: 12 

 13 

1. The developer address recommendations in the March 10, 2004 Preliminary Review Letter 14 

2. A five foot trail easement go through the  north side of Lots 10, 12, and 13 as discussed 15 

 16 

David Fotheringham seconded the motion. The motion was unanimous and passed with 6 Ayes and 0 Nays.  Jason 17 

Thelin, David Fotheringham, Steve Cosper, Jane Griener, Steve Swanson and Judi Pickell all voted Aye. 18 

 19 

Jason Thelin asked if there was a lighting plan for this development. Will Jones said there are three street lights in 20 

Heritage Hills and two in this subdivision.  He showed on the map where they would be located within the 21 

subdivision.  Jason Thelin wanted to have a discussion about the lights to make sure the light pointed downward.  22 

Judi Pickell said this should be in the General Plan because this is a common element with development.  Jason 23 

Bond said some cities have a Starry Night Ordinance that addresses this issue.  Will Jones said he doesn’t have a 24 

problem doing this kind of lighting. 25 

 26 

MOTION:  Judi Pickell moved to recommend to the City Council that final approval of the proposed phase (North 27 

Point View Plat B) be granted with the following conditions: 28 

 29 

1. The developer correct redlines on the plat 30 

2. The developer meet the water policy 31 

3. The developer provide a cost estimate for a Bond Letter 32 

4. The developer provide a geotechnical report addressing construction of the roads and utilities 33 

5. A five foot trail easement go through the  north side of Lots 10, 12, and 13 as discussed 34 

6. A street lighting plan be developed that points the light downward 35 

Steve Swanson seconded the motion.  The motion was unanimous with 6 Ayes and 0 Nays. Jason Thelin, David 36 

Fotheringham, Steve Cosper, Jane Griener, Steve Swanson and Judi Pickell all voted Aye. 37 
 38 

 39 

B.  General Plan Update 40 
In the last meeting, the Planning Commission requested that language in the 2007 General Plan related to the Land 41 

Use Element be gathered and provided to the Planning Commission members.  The Planning Commission also 42 

requested to have the Land Use Element broken up into sections so that it can be more easily addressed and 43 

discussed. 44 

 45 

Jason Bond said he had a conversation with David Fotheringham about adding a Vision Statement before each goal.  46 

He said his thought was that he feels like the goals are Vision Statements in and of themselves and the General Plan 47 

is a Vision Statement as well.  Steve Cosper said he would like to move forward and then come back at the end and 48 

tweak it a bit and add statements if needed.  He said he would like to concentrate on the guts of the document first.  49 

David Fotheringham said that was great because that gave him time to study it a little bit more. 50 

 51 

 52 

 53 

 54 
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THIS IS WHERE WE LEFT OFF IN THE FEBRUARY 16, 2016 MEETING - Goal #2 1 

 2 
  3 

2.5  Land zoned as CR-40,000 shall include the territory generally located around the periphery of the City 4 
considered appropriate for low density residential development. These areas which as a result of the presence 5 
of steep slope, adverse soil characteristics, flood hazard, mudflow or earthquake potential, wildfire hazard or 6 
similar critical and sensitive natural 7 
 conditions are considered environmentally fragile. 8 
 9 
2.6  Land zoned as CE-5 shall consist of areas primarily located in mountainous areas of the City considered   10 
appropriate for very low density residential development. These areas which as a result of the presence of 11 
steep slopes, unique soil characteristics, wildfire hazard or similar natural conditions are considered 12 
environmentally sensitive. 13 
 14 
2.7 Requests for a zone change shall be considered only upon demonstration of adequate infrastructure, 15 

resource availability, amenities and benefit to both the City and the residents of the project. 16 
 17 

Jason Bond said at the last meeting, the Planning Commission wasn’t happy with the wording of 2.7 so he 18 

reworded this section to read: Requests for a zone change shall be considered only upon demonstration of 19 

adequate infrastructure, resource availability, amenities and benefit to both the city and the residents of the 20 

project.  He said that maybe this criteria should be in the ordinance as well.  21 

 22 

Steve Swanson said he likes the way this has been put together because it shows a request that will be 23 

considered.  He said that leaves it open ended for the city to make that determination.  Jason Bond said a 24 

zone change will always be a Legislative Act and will be at the sole digression of the city whether or not 25 

that happens.  David Fotheringham said this just lets the reader know there’s a process. 26 

 27 

Jason Thelin said nothing Legislative should be in our General Plan. He said the General Plan should give 28 

us a broad direction of how we want to go as a city, but all Legislative items should be in our code.  Jason 29 

Bond said maybe we need to put something like this in our actual Ordinance.  He said our Ordinance just 30 

says that you have to have a sign and send out notification letters and go through Planning Commission and 31 

City Council.  It doesn’t say anything about criteria for the city considering a zone change request. 32 

 33 

Judi Pickell said she agrees with Jason Thelin that this doesn’t belong in the General Plan. She said if we’re 34 

talking about what opportunities we want to provide for different land use, and then we state that we have 35 

these different zones, we don’t give a procedure on 2.7 telling people what to do.  She said all the other 36 

ones are definitions showing what we have provided as a plan.  Steve Swanson said except this way we 37 

give a definition of what the zones are.  Steve Cosper said maybe in the General Plan instead of being 38 

Legislative and instructive, have it be more broadly worded listing the different zones we have.  Jason 39 

Bond said we need that language somewhere whether it’s here or in the Ordinance. Judi Pickell said we 40 

could put in the plan that we don’t want any changes to the city, or put the other extreme and say we want 41 

to be open to other zones. She said those are position statements.  42 

 43 

The Planning Commission had a discussion on whether language detailing criteria on how to get a zone 44 

change should be in the General Plan.  Jason Bond said he is fine to take it out but it should at least be in 45 

the Ordinance.  Steve Cosper said once we are done with the General Plan we will have work to do on the 46 

Development Code as well. 47 

 48 

Jason Thelin said the Vision Statement here is not that we want zone changes. He said our Development 49 

Code already allows us to do zone changes following a procedure.  He said he doesn’t think this verbiage 50 

needs to be in the General Plan when it’s already in the Development Code.  Jason Bond said that verbiage 51 

is a lot more helpful to people who are requesting a zone change.  Jason Thelin said his biggest problem 52 

with it is when he reads this is it looks like we are trying to tell applicants how they can get a zone change.     53 

 54 

Jason Bond said the wording states that a zone change would only be considered, not approved. He said we 55 

need to give some guidelines of what we need in order to consider it.  Steve Swanson said that this is a list 56 
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of criteria of how someone could get a zone change.  Jason Bond said this is a tool to give us more 1 

information to help us consider the application. He said before, it was just a shot in the dark of whether we 2 

want to change a color on a map.  3 

  4 

Judi Pickell said anything we do for Alpine to improve the consistency and criteria of making decisions in 5 

our ordinances will make us stronger instead of just making a decision on our feelings at that time.  She 6 

said if we judge it on these five criteria, it makes our ordinance and our processes stronger.  7 

 8 

Jane Griener said this verbiage is misleading because an applicant might think if they meet this list of 9 

criteria, they should get a zone change.  David Fotheringham said he believes something needs to be 10 

mentioned in the General Plan so when an applicant reads this they know what the process is.  He said the 11 

General Plan is there to help introduce someone to what’s going on in the city. 12 

 13 

The Planning Commission had a discussion about the wording of this section and what they want to say.  14 

Jason Thelin said that he would like the General Plan to say that we don’t encourage zone changes that 15 

would increase density.  He said if this really is the vision of where we want our city to go, he doesn’t see 16 

that reflected here.  He said that’s what the old General Plan stated all over it and  all mention of low 17 

density verbiage has been taken out which he disagrees with.  He said instead, it’s been replaced with how 18 

to get a zone change. 19 

 20 

Jason Bond said that is not true.  He said low density is addressed in the different zones.  For example, in 21 

the CR-40,000 zone it states that one acre lots are low density.  His said he wants the General Plan to be 22 

more specific and define what low density means to us.  He said this way we’ve defined low density as  23 

CR-40,000, very low density as CE-5, medium density is CR-20,000, and higher density is TR-10,000. He 24 

said that’s actually directing us and guiding us. 25 

 26 

The Planning Commission had a discussion about how they wanted Goal #2 worded. 27 
 28 
2.8 Follow the Alpine City Annexation Policy Plan. 29 

 30 

 31 

Goal #3 – Preserve and protect specific community characteristics such as hillsides, scenic views, critical lands, 32 

historic districts and senior housing by using overlay zones which build on an underlying zone by setting additional 33 

or stricter standards and applying the standards of both zones. 34 

 35 

3.1   The Gateway Historic District Overlay Zone should maintain a high character of community 36 

development by regulating the exterior architecture characteristics of structures and preservation and 37 

protection of buildings of architectural or historical significance (See Gateway Historic District Design 38 

Guidelines). 39 

 40 

Judi Pickell said we should take out the part that references architectural or historical significance.  She 41 

said if we have any of those buildings or homes in the city, they will be protected by the State Historical 42 

Society and not by the Gateway Historic District. She said to just put that we want to preserve and protect 43 

those building in the Gateway Historic zone. 44 

 45 

3.2   The Sensitive Lands Overlay Zones are to provide for safe, orderly and beneficial development of 46 

areas characterized by diversity of sensitive and hazardous conditions as shown on the official Sensitive 47 

and Hazard Area Maps (floodplain, urban/wildland, geologic hazards, hillside) to limit alteration to 48 

topography and reduce encroachment upon, or alteration of, such areas. 49 

 50 

3.2.1  The Geologic Hazards Overlay Zone is to minimize the adverse effects of geologic hazards 51 

including surface fault ruptures, landslides, debris flows, rock fall and soil liquefaction. 52 

 53 

3.2.2  The Urban/Wildland Interface Overlay Zone is to establish standards for development and 54 

fire prevention in areas bordering on wildlands. 55 

 56 
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3.2.3  The Flood Damage Prevention Overlay Zone is to minimize public and private losses due to 1 

flood conditions in specific areas. 2 

 3 

3.2.4  The Hillside Protection Overlay Zone is to establish standards for developments of certain 4 

hillsides located in the City to minimize soil and slope instability, minimize erosion and to 5 

preserve the character of the hillsides. 6 

 7 

Judi Pickell said she would like something added that addresses the lighting regulations for 8 

development on our hillsides. 9 

 10 

3.3   The Senior Housing Overlay Zone is to provide for increased land use flexibility to assure that senior 11 

citizens can continue to contribute to the community and have an opportunity to socialize without having 12 

heavy yard care maintenance and without ignoring legitimate concerns regarding impacts on surrounding 13 

residential areas.  Proper housing for senior citizens is a necessary component of a well-rounded and 14 

sustainable community. 15 

            16 

Judi Pickell sent some language she liked better to Jason Bond.  It reads:  We recognize the need to create 17 

specialized types of senior housing and related services in a manner that recognizes and accommodates 18 

varied housing needs and desires of the community’s senior population, while promoting independence and 19 

a high quality of life.  The town also recognizes the minimal potential development impacts associated with 20 

senior housing development and therefore established this article to provide for increased density, flexible 21 

land use and design requirements through the use of performance criteria so that a variety of density and 22 

building types may be planned and developed through the town in order to provide for broad availability of 23 

senior housing options. 24 

 25 

Judi Pickell said we should address the types of Senior Housing; are we talking about condos, townhomes, 26 

living centers, or homes?  She also said we need to talk about the density because that’s a big issue.  She 27 

said our Plan doesn’t mention how we want them developed and feels like we need to be more specific in 28 

the direction we want to go with. 29 

 30 

3.4   The Assisted Living and Nursing Care Overlay zone is to provide for increased land use flexibility to 31 

assure that health and human services are appropriately located in the community to meet the needs of 32 

aging residents without ignoring legitimate concerns regarding impacts on surrounding residential areas. 33 

 34 

The Planning Commission had a discussion on whether Assisted Living should be a separate category or 35 

just be added with the Senior Housing. Judi Pickell said they can look very different because Senior 36 

Housing could look like a small home and Assisted Living could look like a hospital.  Jason Thelin said it 37 

doesn’t hurt to keep them separate.  38 

 39 

The Planning Commission had a discussion about schools, churches, public buildings and park and wanted 40 

to know if those topics should be included in the Land Use section..  Jason Bond said those things will be 41 

coming up later in a different section of the General Plan.  He said if there’s language that still needs to be 42 

here, then let’s talk about it. 43 

 44 

Steve Cosper asked Mayor Wimmer if he would like to see these drafts each time or wait until the General 45 

Plan Update is done. Mayor Wimmer said he doesn’t want the General Plan piecemealed because you can’t 46 

get the full vision. He said he would rather see it at the City Council level when it is finished. 47 

   48 

Judi Pickell said she would like to see a transportation study done sooner than later so we have the 49 

information when it comes time to talk about transportation. Jason Bond said he will start working on 50 

getting the study done.  He said the city will not do it but will have someone like Horrock’s do the study. 51 

 52 

The Planning Commission talked about trails and if it should be in the parks or transportation section. They 53 

talked about walking the trails to get a better feel of where they go and how they connect.  They talked 54 

about taking a look at the trails map and updating it.   55 

 56 
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COMMUNICATION: 1 
Jason Bond said two new buildings will be bringing in preliminary plans to the next Planning Commission Meeting. 2 

 3 
VI.   APPROVAL OF PLANNING COMMISSION MINUTES OF:  February 16, 2016 4 

 5 

MOTION:   David Fotheringham moved to approve the Planning Commission Minutes for February16, 2016 6 

subject to changes. 7 

 8 

Judi Pickell seconded the motion.  The motion passed unanimously with 6 Ayes and 0 Nays. Jason Thelin, David 9 

Fotheringham, Steve Cosper, Jane Griener, Steve Swanson and Judi Pickell all voted Aye. 10 

  11 

Steve Cosper stated that the Planning Commission had covered all of the items on the agenda and adjourned the 12 

meeting at 9:05pm.  13 

 14 


	PC Agenda 03-15-16.pdf
	Creek Side Cottages Concept CS.pdf
	City Planner Site Plan Review - Creek Side Cottages Concept Plan.pdf
	Creek Side Cottages Concept Review 2016-03-08.pdf
	Written Submittal and Market Summary.pdf
	Creek Side Cottages Site Plan.pdf
	Alpine Main Street Village Lot 2 CS.pdf
	City Planner Site Plan Review - Alpine Main Street Village Lot 2.pdf
	Engineer Site Plan Review - Alpine Main Street Village Lot 2.pdf
	Alpine Main Street Village Lot 2 Site Plan.pdf
	Alpine Main Street Village Lot 3 CS.pdf
	City Planner Site Plan Review - Alpine Main Street Village Lot 3.pdf
	Enginner Site Plan Review - Alpine Main Street Village Lot 3.pdf
	Alpine Main Street Village Lot 3 Site Plan.pdf
	General Plan CS.pdf
	GP 2016 Land Use.pdf
	Mar 1, 2016.pdf

