
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, UT will hold a Public Hearing 
and a Regular Meeting at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, April 19, 2016 at 
7:00 pm as follows: 
 
I. GENERAL BUSINESS 
 

A. Welcome and Roll Call:               Steve Cosper  
B. Prayer/Opening Comments:             Jane Griener 
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.   Alpine Main Street Village Lot 3 Site Plan – 45 W Main Street Court– John Johnson 

The Planning Commission will review a proposed site plan for lot 3 of the Alpine Main Street Village Planned 
Residential Development.   
 

B.   PUBLIC HEARING - 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. 
 

C.   PUBLIC HEARING - Fort Creek Riverbottom Concept Plan- Approximately 700 N 100 W – Quayle Dutson 

The Planning Commission will review a concept plan for the proposed subdivision which would consist of 18 lots 
on 12.23 acres.  The site is located in the TR-10,000 and CR-20,000 zones.   
 

D.   Conditional Use Permit for Tundi Brain Freeze Snow Shack – 195 E 200 N – Tonya Ahlstrom  

The Planning Commission will review a conditional use permit for a seasonal sale. 
 
E.   PUBLIC HEARING - Open Space Amendment (Article 3.16) 

The Planning Commission will review an amendment to the Open Space Ordinance that will clarify conditional 
uses in open space and definitions of different types of open space. 

 
F.   General Plan Update 

The Planning Commission will discuss an update of the Alpine City General Plan, specifically as it pertains to 
the Parks, Recreation, Trails and Open Space Element. 

 
 

IV.   COMMUNICATIONS 

  
V.     APPROVAL OF PLANNING COMMISSION MINUTES: March 15, 2016 
         
ADJOURN      

 

      Chairman Steve Cosper 
      April 15, 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: Alpine Main Street Village Lot 3 Building Site Plan 

 

FOR CONSIDERATION ON: 19 April 2016 

 

PETITIONER: John Johnson 

 

ACTION REQUESTED BY PETITIONER: Review the Site Plan 

 

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

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

This proposed site plan was reviewed by the Planning Commission on March 15, 2016.  

At the meeting, it was discussed that the approved location of lot 3 was not an ideal 

location for the overall feel of the area as it is situated partially in front of the building on 

Lot 4.  The developer has come up with two options to address those concerns.   
 

To reflect the changes, the plat will need to be amended.  If there is not a change of use or 

a change of zone, the City Planner and the City Engineer may approve the plat 

amendment.  However, the Planning Commission will still need to approve the site plan 

in addition to the plat being amended. 

 

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. 
 

 

 STAFF RECOMMENDATIONS: 
 

The Planning and Zoning Department recommends approval of the proposed 

Option 2 site plan provided the following items are addressed:  
 

 An exception for 1 less parking stall be granted. 

 The preliminary architectural design drawings be recommended by the 

Planning Commission and approved by the City Council. 

 The Developer provides an amended plat 

 

The Engineering Department recommends approval of moving Lot 3 by Lot 2 

with the following conditions: 
   

 The Developer provide construction drawings for grading and utilities 

before Final Approval of the site plan 

 The Developer provides an amended plat. 

 



 

 

 

 

 
 

 

Date:  April 15, 2016 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review - UPDATED 

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

65 West Main Street Court 

 

This proposed site plan was reviewed by the Planning Commission on March 15, 2016.  At the 

meeting, it was discussed that the approved location of lot 3 was not an ideal location for the overall 

feel of the area as it is situated partially in front of the building on Lot 4.  The developer has come up 

with two options to address those concerns.  This review will reflect the differences found in these 

two options from the original plat.   

 

To reflect the changes, the plat will need to be amended.  If there is not a change of use or a change 

of zone, the City Planner and the City Engineer may approve the plat amendment.  However, the 

Planning Commission will still need to approve the site plan in addition to the plat being amended. 

 

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) 

 

There are two options for the location of lot 3. 

 

Option 1:  In this option, lot 3 would be rotated south in a way that would allow for the lot 4 

 



 

building to not be visually blocked as much.  Sidewalk would be rerouted and would extend out into 

the parking lot a little bit.  Across the way to the southeast, the parking would also be reconfigured. 
   

Option 2:  In this option, lot 3 would move to the south east across the way and be located next to 

lot 2.  This would be in a spot where parking is designated on the original plat.  Additional parking 

would be put on the spot where lot 3 was originally platted to make up the difference of parking lost 

due to the relocation of the lot 3.  Parking stalls south of the proposed new location of lot 3 would 

also need to be reconfigured. 

 

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), 13 parking stalls are required. The 

applicant also owns lot 2 which recently received site plan approval.  That approved building had 3 

unused parking stalls which may be used to help the building on lot 3 meet the parking requirement.   

 

Option 1 shows 2 less parking stalls than the original plat.  1 extra parking stall would also be 

required based on the square footage of the proposed building on lot 3.  The 3 unused parking stalls 

from lot 2 would make up the difference and the applicant would meet the parking requirement.   

 

Option 2 shows 3 less parking stalls than the original plat.  1 extra parking stall would also be 

required based on the square footage of the proposed building on lot 3.  With the 3 unused parking 

stalls from lot 2 being used for the lot 3 building, an exception for 1 parking stall would need to be 

granted by the Planning Commission. 

 

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 Option 2 site 

plan provided the following items are addressed:   

 

 An exception for 1 less parking stall be granted. 

 The preliminary architectural design drawings be recommended by the Planning 

Commission and approved by the City Council. 

 The Developer provides an amended plat 

 

















ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Creek Side Cottages Senior Housing Concept Plan 

 

FOR CONSIDERATION ON: 19 April 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 26 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 southern unit’s 15 foot rear yard setback. 

 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:  April 7, 2016 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review - UPDATED 

Creek Side Cottages Senior Housing Concept Plan 

250 South Main Street – 26 Units on 3.85 acres 

 

Some changes have been made to the concept plan.  This review reflects those changes but is nearly 

identical to the original review. 

 

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 26 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 (back of sidewalk) is 35 feet for the entire development. 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 side yard distance between each unit varies but the side yard distance between the majority 

of the units is 11 feet.  This complies with 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 15 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 26 units, 52 parking stalls are required. With the additional 15 parking 

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

of the majority of the units, 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 southern unit’s 15 foot rear yard setback. 

 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: Fort Creek Riverbottom Concept Plan 

 

FOR CONSIDERATION ON: 19 April 2016 

 

PETITIONER: Quail Dutson 

 

ACTION REQUESTED BY PETITIONER: Recommend Approval of the 

Concept Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Chapter 4 (Subdivision) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The proposed Fort Creek Riverbottom Subdivision is located north of Whitby Woodlands 

Drive and West of Main Street.  The proposed subdivision consists of 18 lots ranging 

from 10,000 square feet to 69,000 square feet on a site that is 12.23 acres. The site is 

located in the CR-20,000 zone (9 lots on 8.63 acres) and the TR-10,000 zone (9 lots on 

3.60 acres).   
 

 

 
STAFF RECOMMENDATIONS: 

 

The Planning and Zoning Department recommends approval of the proposed 

Fort Creek Riverbottom concept plan provided the following items are 

addressed:    

 

 The small area at the northern end of the subdivision be included in the 

subdivision plans or a boundary line adjustment happen prior to the 

preliminary plan of the subdivision to exclude that area. 

 

The Engineering Department recommends that concept approval of the 

proposed development be granted based on the following recommendations:   

  

 If the project is phased, the Planning Commission recommends and the 

City Council requires the full street dedication of Whitby Woodlands 

Drive through to Main Street as shown on the plan in the first phase. 

 The Developer alters the design of 50 West Street to meet city code in 

regards to cul-de-sac design (Development Code 4.7.4.9). 

 



 

 

 

 

 

 

 

Date:  April 12, 2016 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review 

Fort Creek Riverbottom Concept Plan (Quayle Dutson) 

Approximately 700 North 100 West – 18 lots on 12.23 acres 

 

Background 

 

The proposed Fort Creek Riverbottom Subdivision is located north of Whitby Woodlands Drive and 

West of Main Street.  The proposed subdivision consists of 18 lots ranging from 10,000 square feet 

to 69,000 square feet on a site that is 12.23 acres. The site is located in the CR-20,000 zone (9 lots on 

8.63 acres) and the TR-10,000 zone (9 lots on 3.60 acres).   

 

General Remarks 

 

The current parcel that is proposed to be subdivided includes a small area of land at the northern 

end of the subdivision that is not in a proposed lot. Because it is within the same parcel, this area 

needs to be included in the subdivision.  It appears that the intent of the applicant is to utilize the 

street frontage of the smaller area and combine it with another larger parcel to the north.  This 

would be acceptable but a boundary line adjustment would need to happen before the subdivision 

is approved to keep the larger parcel out of the Fort Creek Riverbottom Subdivision. 

 

 

RECOMMENDATION 

 

The Planning and Zoning Department recommends approval of the proposed Fort Creek 

Riverbottom concept plan provided the following items are addressed:    

 

 The small area at the northern end of the subdivision be included in the subdivision 

plans or a boundary line adjustment happen prior to the preliminary plan of the 

subdivision to exclude that area. 
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ALPINE PLANNING COMMISSION AGENDA 

 
 

SUBJECT:  Tundi Brain Freeze Conditional Use Permit 

 

FOR CONSIDERATION ON: 19 April 2016 

 

PETITIONER: Tonya Ahlstrom 

 

ACTION REQUESTED BY PETITIONER: Approve Conditional Use Permit 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.23 (Conditional Uses) 

 

BACKGROUND INFORMATION: 

 

Tonya Ahlstrom is proposing to locate a new snow shack in the parking lot of Seasons 

Gallery Art and Frame which she owns.  The site is located at 195 East 200 North.  This 

was the location of a previously approved snow shack (Tsunami Shaved Ice).  See the 

attached proposal. 

 

Seasonal sales are listed as a conditional use within the Business Commercial zone 

provided a business license is obtained from Alpine City.  A conditional use permit for 

temporary uses may be issued for a maximum period of six (6) months, with renewals at 

the direction of the Planning Commission for not more than three (3) successive periods 

thereafter. 

 

General review criteria is listed in section 3.23 the development code (attached). 

 

 

STAFF RECOMMENDATION: 

 

That the Planning Commission approve the conditional use permit with any 

conditions that they see necessary to mitigate potential negative impacts. 





















 
ALPINE PLANNING COMMISSION AGENDA 

 
 

SUBJECT:  Open Space Amendment 

 

FOR CONSIDERATION ON: 19 April 2016 

 

PETITIONER: Staff 

 

ACTION REQUESTED BY PETITIONER: Recommend Approval of Proposed 

Amendment 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.16 (Open Space) 

 

BACKGROUND INFORMATION: 

 

Over the past 6 months, Alpine City has been working on plans for using city-owned 

property to locate and build a needed parks maintenance building.  There have been some 

concerns about this idea and whether or not it is in compliance with the open space 

ordinance.  This proposed amendment is meant to clarify the open space ordinance, 

specifically as it pertains to conditional uses and definitions for the different types of city 

open spaces. 

 

 

STAFF RECOMMENDATION: 

 

That the Planning Commission recommend to the City Council approval of the 

proposed amendment to the open space ordinance. 



ARTICLE 3.16 OPEN SPACE ORDINANCE (Ord.98-20/11-24-98; amended Ord. 2007-12/8-14-07) 
 
3.16.1 PURPOSE 
 

To enhance and preserve the quality of life in Alpine by providing for the preservation of selected 
areas within the City to be dedicated for the express purpose of preserving open space for the 
recreational use of the citizens of Alpine. To provide for the use of competitive sports, picnics, family 
gatherings, community social functions and other like activities. To maintain the rural nature of 
Alpine with appropriate landscaping and natural open space. (Open space consists of public and 
private open space.) Open space is set aside to accomplish one or more of the following functions: 
 
1. To preserve viewscapes, natural ridgelines, etc. 
2. To create or preserve a buffer between developed areas for privacy, aesthetic, and other 

purposes. 
3. To provide areas for recreation, such as ballparks, swimming pools, picnic and playground 

facilities. 
4. To preserve wildlife habitat. 
5. To provide off-street venues for activities such as walking, jogging, cross-country skiing, snow-

shoeing, cycling and horseback riding, etc. 
6. To preserve native vegetation and topography. 

 
3.16.2 PERMITTED USES   
 
 Permitted uses of the land in the Open Space Zone include: 
 

1. Walkways 
2. Paths 
3. Trails 
4. Picnic Shelters 
5. Sanitary Facilities 
6. Lawns 
7. Landscaping 

 
These permitted uses shall be part of the Alpine Park plan and shall be recommended by the 
Planning Commission and approved by the City Council. 

 
3.16.3 CONDITIONAL USES 
 

The following uses shall be permitted upon compliance with the requirements of this ordinance and 
approval of a site plan by the Planning Commission and in compliance with the attached guidelines. 
 
1. Permanent recreation facilities such as baseball diamonds with accompanying auxiliary 

structures, tennis courts and basketball courts. 
2. Temporary recreational facilities such as soccer goals. 
3. Structures for sale of food, drinks, game booths etc. which are of strictly a temporary nature for 

specific events. 
4. Structures for use in organized group areas to be approved by the Planning Commission. 
5. Wells with accompanying auxiliary structures, water, sewer and utility transmission lines and 

facilities. 
6. Structures for the maintenance and operation of city business. 
7. Other uses which are determined by the Planning Commission to be similar and compatible 

with the foregoing uses and in harmony with the intent of the zone. 
 

3.16.4 SPECIAL PROVISIONS 
 

3.16.4.1  All public parks in the City of Alpine as noted on the attached map, hereby made a portion 



of this Ordinance, are included in this Zone and are subject to all of the provisions of this 
Zone. 

 
3.16.4.2  Land included in these parks shall not be disposed of in any manner or used for any other 

purpose than specified herein except after a recommendation of the Planning Commission 
and a public hearing and by a super majority vote of the City Council (4 positive votes are 
required). 

 
3.16.5 PROHIBITED ACTIVITIES 
 

All activities specified in the attached guideline that are not allowed, as well as all activities not 
expressly permitted. 

 
3.16.6 OPEN SPACE DEFINITIONS AND DESIGNATIONS 
 

Open Space is defined as any area where either commercial or residential building of structures is 
restricted or prohibited. Open Space may be either publicly or privately owned. City (public) 
ownership should be clearly indicated on plans and plats and recorded on deeds. Public open 
space encompasses all city parks and all city trails. Private open space encompasses land retained 
open by conservation agreement in private ownership.   
 
1. Privately-owned open space is retained through conservation agreements for the use and 

benefit of the owner or homeowner's association. Public access may be granted in designated 
areas. Improvement decisions are controlled by the owner in compliance with the City Master 
Plan, open space designations, City ordinances, and any commitments made pursuant to 
annexation or development agreements.  Use by the public is restricted to trails and roads. 

 
2. Publicly-owned open space is retained for the use and benefit of the general public. 

Improvement decisions are controlled by the City Council in compliance with the City Master 
Plan, open space designations and City ordinances. 

 
3.16.6.1     Designation of Type of Open Space 

 
As subdivisions are approved, or as land is acquired by the City, open space shall be 
designated as one of four types, which shall be recorded on final plats and on the map 
which is part of this zone. 

 
1.  Natural or conservation open space. 
2.  Semi-improved open space. 
3.  Developed open space. 
4.  Organized group recreational open space. 
5.  Semi-improved recreational open space. 

 
Usage restrictions, landscaping and maintenance guidelines, and future development of 
these open spaces are specified within this ordinance and shall be incorporated as either 
deed restrictions, conservation agreements, or by City ordinance. These apply to both 
private and public open space. 

 
 

3.16.6.2   Definitions of Each Designation 
 

3.16.6.2.1 Natural or Conservation Open Space: 
 
 1. Soil is left undisturbed. 
 2. Natural vegetation, whether or not native to the area, occupies the major 

visible aspect of the land. Revegetation or additional plantings must be 



approved by the Planning Commission. (Refer to Schedule A to this zone for 
acceptable plants.) 

 3. Recreational improvement limited to natural or road-base surfaced trails, trail 
head parking, scenic overlook, public (restroom) facilities and other 
improvements, which are incidental to the natural area. 

 4. Construction and maintenance of City utilities shall be permitted. 

 
3.16.6.2.2 Semi-improved open space:  

 
 1. Limited grading for erosion control, access, etc. 
 2. Landscaping restricted to plants that require minimal water. 
 3. Recreational improvements limited to trails, trail head parking, scenic overlook, 

public (restroom) facilities and other improvements, which are incidental to the 
natural area. 

 4. Construction and maintenance of City utilities shall be permitted. 
 

3.16.6.2.3 Developed open space: 
 
 1. Formal grading. 
 2. Landscaping, including grass areas, shrubbery, trees, and other plants 

requiring watering and other maintenance. 
 3. Recreational areas, including playgrounds, pavilions, picnic areas, public 

(restroom) facilities, etc, with sufficient parking. 
 4. Construction and maintenance of City buildings and utilities shall be permitted. 

 
3.16.6.2.4 Organized group recreational open space: 

 
 1. Formal grading. 
 2. Landscaping, including grass areas, shrubbery, trees, and other plants 

requiring watering and other maintenance. 
 3. Land intended for ballparks, swimming pools and similar activities which may 

require lighting, parking lots and public (restroom) facilities. 
 4. Construction and maintenance of City buildings and utilities shall be permitted. 
 

3.16.6.2.5 Semi-Improved Recreational Open Space 
 

1. Limited grading for parking and erosion control, access, etc. 
2. Landscaping restricted to plants that require minimal water. 
3. Recreational areas, including playgrounds, pavilions, picnic areas, rodeo 

grounds, and similar activities which may require lighting, parking lots and 
public (restroom) facilities. 

 4. Construction and maintenance of City buildings and utilities shall be permitted. 
 

3.16.6.3   Changes in Designation and Future Development 
 

From time to time, changes in designation may be desired, or major improvements may be 
proposed to be added, which are not indicated on the attached map. 

 
All requests by homeowners and/or citizens groups for such changes to City-owned 
property shall be presented in writing to the Planning Commission for review. The Planning 
Commission shall forward its recommendation to the City Council for a decision. 

 
If the City Council, Planning Commission, City Committee, or citizens' group initiate a 
request for change or improvement, all residents within 500 feet of the affected area shall 
be notified by certified US Mail and invited to respond to the change. A public hearing shall 
be held. 



 
3.16.7  PUBLIC RIGHT OF WAY (ROW) THROUGH OPEN SPACE 
 

3.16.7.1  Purpose of Improved Trails 
 

Trails encourage and enhance public use of open spaces, and may be added to any public 
area, within the guidelines of each designation, as deemed necessary by the City, and 
following recommended procedures for improvements. (Refer to Trail Ordinance, Article 
3.17) 

 
3.16.7.2   Permitted Uses on Trails 

 
 Uses as determined by the City and designated by trail markers.  

 
3.16.8  GENERAL RESTRICTIONS (amended by Ord. 2004-18, 11/23/04) 
 

Certain restrictions apply to all publicly-owned space, regardless of designation. 
 
1. Unless specifically authorized, no motorized vehicles are allowed. 
2. Public entry may be prohibited in designated areas, at specific times, and/or seasons. This may 

be further restricted to specific types of use, such as cycling, horseback riding, or cross country 
skiing as established by the City Council. 

3. Open fires will not be allowed, except in City-installed fire pits in such places as the Bowery 
and Historic Moyle Park.  

4. Overnight camping will not be allowed, except in designated areas (Bowery and rodeo grounds) 
and with the notification and permission of City Hall. Permit to be obtained at City Hall. 

5. No animals of any kind are allowed in Historic Moyle Park. In all other parks pets are to be 
leashed, except in Lambert Park in which case the pet is to be under the owner's direct control 
at all times. All animal excrement is to be cleaned up by the owner of the animal or pet. 

6. Dumping or storage of private property will not be allowed.  
7. Nothing may be placed by individuals to restrict or obstruct the public right-of-way. 
8. The City Council may allow or prohibit other uses as it deems reasonable and proper. 

 
3.16.9 MAINTENANCE AND IMPROVEMENTS TO PUBLIC LANDS 
 

Alpine City is responsible for the landscaping and maintenance needs of all publicly-owned open 
space. 

 
The City recognizes the benefit of private participation in caring for these lands. Therefore, 
individual citizens and citizen groups shall be allowed and encouraged to improve and maintain 
open spaces. However, these improvements shall be governed by guidelines incorporated in this 
ordinance, which includes specific rules for each designation. 

 
All requests for improvements and maintenance of City-owned property by citizens shall be 
presented in writing and recommended by the Planning Commission and approved by the City 
Council.  These requests shall include a written or drawn landscape design. Approval of such 
requests will be granted based on adherence to general and designation guidelines, compliance 
with City ordinances and a visit to the site. If approved, the request will be kept on file for further 
reference. 

 
Any landscaping, maintenance or other improvements to public lands which does not receive prior 
approval as specified within this ordinance shall be deemed an encroachment. All such 
encroachments shall incur a penalty (fine) as established by the City Council. Upon direction of the 
City Council and after 30 days notice from the City Administrator, such encroachments are subject 
to removal and the area involved shall be restored to its original condition at the citizen’s expense. 

 



3.16.9.1   General Improvement Guidelines 
 

The following guidelines apply to all improvements to publicly-owned lands, regardless of 
the designation. 

 
3.16.9.1.1 Homeowners have no right to encroach on publicly-owned lands. These open               

 spaces are not to be considered or treated as an extension of private property.                 
 Without a recommendation from the Planning Commission and approval of the                 
 City Council, all of the following apply: 

   
 1. Grass, trees or shrubbery may not be planted.   
 2. Fences may not be erected. 
 3. Grading may not be done. 
 4. Sprinkler systems may not be installed.  
 5. Vegetation may not be cut or destroyed. 
 6. Rain gutter or other drainage may not be directed onto public lands. 
 7. All other encroachments are expressly forbidden. 
 
3.16.9.1.2 When permission is granted to individuals or groups to improve public lands, all 

such improvements become the property of the City. 
 
 1. The City is ultimately responsible for care and maintenance of such 

improvements. 
 2. The City may remove any elements as it deems necessary. 
 3. Written City approval must be obtained for any private parties to remove any 

such elements. 
   

3.16.9.1.3 When permission is given to private parties to improve public lands with 
landscaping, these same parties will be required to maintain these improvements, 
unless otherwise specified. When approved the following general guidelines apply 
to all designations except natural (conservation) areas: 

 
 1. All sprinkling piping and heads are to be located entirely on private property. 

Drip irrigation pipes may go into the easements and would be the preferred 
watering method. Water may spray on planted landscaping, but shall not spray 
on the trail. 

 2. Shrubs may be planted within the trail easement, but must be no more than 2 
feet high and be kept pruned back from the trail edge. 

 3. Non-invasive groundcovers may be planted in the trail easement but shall be 
kept off the trail. Low and slow-growing junipers, cotoneaster, vincas and 
grasses are examples of acceptable plants. 

 4. All trees are to be planted outside the trail corridor. 
 5. When written permission is granted for donated trees to be planted on public 

lands, they must be placed randomly, rather than parallel to private property 
lines, as such placement gives the visual effect of increasing the private area 
and effectually decreasing the public open space. 

 
3.16.10 IMPROVEMENTS TO PRIVATE PROPERTY BORDERING PUBLIC OPEN SPACE 
 

3.16.10.1 Fences or borders along property lines adjacent to open space must meet specific 
standards.  

 
  1. When the width of the open space is less than 50 feet, bordering      fences 

may not exceed 6 feet in height. 
  2. When the width of the open space is 50 feet or more, fence standards as 

specified elsewhere in this ordinance apply.  



  3. Fences and hedges must be completely within the boundaries of the private 
property. 

  4. Hedges or shrubs must be maintained to the same height requirement as 
fences. 

  5. The owner of the fence or hedge must maintain the side facing the open space. 
 

3.16.10.2    Dogs shall be restrained such that they cannot enter open space. 
 

3.16.10.3    All trees are to be planted entirely on private property.   
 
3.16.11   ENFORCEMENT 
 

3.16.11.1 Subdivision Approval Stage 
 
 3.16.11.1.1 Open space designations and ownership shall be included on all plats and 

recorded on deeds. 
 

3.16.11.1.2 Signs shall be provided by the City which can be photocopied, protected with 
plastic and fastened to stakes surrounding open space. These signs shall indicate 
City-owned open space and penalties for damage caused by construction crews 
and vehicles. 

 
3.16.11.1.3 Developers are required to stake, clearly tape off and post signs marking all trail 

corridors and open spaces prior to the start of construction. The site may be walked 
by the City Staff, City Council and Planning Commission. 

 
3.16.11.1.4 A bond to be approved by the City Engineer shall be posted by the developer 

against damage to public open space. 



 
 
 
 
 
 

3.16.11.2    Before Bond Release 
 
3.16.11.2.1 Developers shall ensure that tapes and signs are in place continuously during 

construction. The tapes and signs shall remain in place until construction is 
completed and the final bonds are released. They shall be replaced if necessary if 
damaged or lost from other causes. 

 
3.16.11.2.2 Developers will be assessed a fine if damage is done to publicly owned areas by 

their contractors or their agents, and they will be required to restore the area(s) at 
their cost to the satisfaction of the City Engineer. 

 
3.16.11.3    Before Building Permit is Issued 

 
3.16.11.3.1 Before building permits are issued, all potential homeowners with property 

adjacent to open space shall bond, (amount to be set by City Engineer) for any 
and all damage done to public property caused by the owner and/or his contractor 
or agents during home construction. 

 
3.16.11.3.2 Public open space must be staked, temporarily fenced off and marked with signs 

so that all construction crews will be aware of these public lands. (Amended by Ord. 

2004-13, 9/28/04) 
  

3.16.11.3.3 A copy of this ordinance shall be provided to the property owner when the building 
permit is issued. 

 
3.16.11.4    Before Occupancy Permits are Issued 

 
3.16.11.4.1 All damage to public open space and/or improvements upon it caused by home 

construction must be repaired by the homeowner at his or her expense. 
 

3.16.11.4.2 If construction is completed during winter and weather prohibits replanting or other 
restoration, an additional bond may be posted to be held until repairs are approved 
by the City Administrator. The amount of bond to be determined by the City 
Engineer. 
 

3.16.12 OTHER REMEDIES  
 

Notwithstanding the enforcement measures in Section 3.16.5.4 above, all penalties contained in 
Chapter 8 of this ordinance may be imposed in lieu of or in addition to all other remedies in case of 
infractions. 

 



 
ALPINE PLANNING COMMISSION AGENDA 

 
 

SUBJECT:  General Plan Update 2016 

 

FOR CONSIDERATION ON: 19 April 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 Parks, Recreation, Trails and Open Space Element 

of the General Plan.  This draft includes language from the current General Plan that the 

City Planner considered useful to keep.  It is also proposed that individual master plans 

for specific areas be included in this element as appendages.  The Planning Commission 

should continue to offer direction and editing as needed for the Parks, Recreation, 

Trails and Open Space Element.   
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TRAILS & OPEN SPACE ELEMENT 
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GOAL #1 

Maintain a sustainable high quality parks and trails network within the community. 

 

 

 

Policies 

1.1 Organize volunteer efforts to periodically cleanup trails on a staggered annual 

basis in accordance with the US Forest Service Trail Standards. 

1.2 Work closely with neighboring municipalities and the appropriate entities to 

coordinate the trails between cities and plan connections as appropriate. 

1.3 Designate trails for specific uses where needed (i.e. equestrian, hiking, biking, 

OHV/ATV). 

1.4 Implement and promote the Bonneville Shoreline Trail. 

 

APPENDAGE: A Trail Master Plan 

B Lambert Park Master Plan 

C Rodeo Grounds Master Plan 

D Dry Creek Corridor Master Plan 

E Creekside Park Master Plan 

F Burgess Park Master Plan 

G Moyle Park Master Plan 
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H Three Falls Open Space Master Plan 

I Healey/Smooth Canyon Parks Master Plan 

J Petersen Park Master Plan 

K Legacy Park Master Plan 

L Rachel McTeer Park Master Plan 

M Beck’s Hill Park at South Pointe Master Plan 

N Hog Hollow Trailhead Master Plan 

O Silver Leaf Park Master Plan 

 

 

 

 

 

 

 



1 
 

PC Mar 15, 2016 

 ALPINE CITY PLANNING COMMISSION MEETING at 1 

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

March 15, 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:  13 

Staff:   Jason Bond, Marla Fox, Jed Muhlestein 14 

Others: John Johnson, Leonard Wendel, Lon Lott, Loraine Lott, Jonathan Johnson, Chris Paulson, Ramon Beck, 15 

Sheldon Wimmer, Will Jones, Dana Beck, Alpine City Youth Council members 16 

 17 

B.   Prayer/Opening Comments: Steve Cosper 18 

C.   Pledge of Allegiance: Judi Pickell 19 

 20 

II. PUBLIC COMMENT 21 
Mr. Wendell wanted to know if he could build a home down his lane at 651 Main Street.  He said this property has 22 

been in the family since the early 1900’s.  He said he doesn’t want to have to put in a cul-de-sac even though this is 23 

listed as a flag lot.  He said there isn’t a home on the property on Main Street; there is only a barn.  Steve Cosper 24 

said this is something that should be discussed with city staff first then it will come through the process of Planning 25 

Commission and City Council. Jason Bond said the current ordinances wouldn’t allow for this.  He said Mr. 26 

Wendell would have to ask for a change in the ordinance. Bryce Higbee wanted to see how many other properties 27 

were in the same situation.  He said if there are others, we need to take a look at the ordinance to help take care of 28 

this issue. 29 

 30 

III. ACTION ITEMS 31 
 32 

A. Creekside Cottages Senior Living – Bryce Nelson 33 
The Creekside Cottages Senior Living development is proposed to be located at 242 South Main Street.  This 34 

proposal includes 27 units on 3.85 acres which is 7 units per acre.  This property is located in the Business 35 

Commercial zone.  The Senior Living Overlay zone may be located within the Business Commercial zone but needs 36 

to be granted a zone change in order for the overlay zone to take effect. 37 

 38 

Jason Bond said the ordinance states that a Senior Housing proposal has to go through the subdivision process and 39 

along with that process is a zone change to a Senior Housing Overlay.  This zone can only be located within the 40 

Business Commercial zone.  Once the Planning Commission has given a favorable recommendation of the 41 

applicants Concept Plan and the zone change, the zone change will be forwarded to the City Council for approval.  42 

After the City Council approves the Concept Plan, the applicant will continue the planning process in accordance 43 

with the Alpine City Subdivision Ordinance.  The City Council shall continue to move forward with the applicable 44 

zone change and the actual zone change will coincide with the City Council’s approval of the Final Plat.  45 

 46 

Jason Bond said there is a list of criteria that has to be met in considering a zone change and for Senior Housing. He 47 

said the criteria is: 48 

1. The harmony and compliance of the proposed location of the overlay zone with the objectives and 49 

requirements of the City General Plan and zoning ordinances.   50 

2. Whether or not the application of the overlay zone may be injurious to potential or existing 51 

development within the vicinity. 52 

3. The current development or lack of development adjacent to the proposed location. 53 

4. The harmony of the proposed location with the existing uses within the neighborhood. 54 

5. The proposed location is in proximity to major arterial or collector streets. 55 
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6. The compatibility of the proposed location of the overlay zone with the density analysis of the 1 

underlying zone in neighboring development. 2 

7. The economic impact of the proposed facility or use on the surrounding area. 3 

8. Demonstrable need for Senior Housing in the area of the proposed location. 4 

9. It shall be the City Council’s sole discretion to decide if a project should be a Senior Housing Overlay 5 

within the intent of the ordinance as noted above. 6 

 7 

 8 

Jason Bond said this development will be in the Historic Gateway so those rules will apply here. 9 

 10 

Jason Bond said the development will have some setbacks and then within the development there will be some 11 

setbacks.  He said the applicant is asking for a couple of setback exceptions because of the angle and layout of the 12 

property.  The frontage requirement is thirty feet on the front along a public street which they meet with the 13 

exception of one unit on the south end which is twenty feet away.  The ordinance requires the rear and side setbacks 14 

to be twenty feet and they have a fifteen foot rear setback so that would be a five foot exception.  The units are twin 15 

homes with ten feet in-between each unit.  The ordinance states that it should be twelve feet so they are asking for a 16 

two foot exception there.  Jason bond said he doesn’t see an issue with the setbacks that have been proposed. 17 

 18 

Jason Bond said they are proposing 27 units and each unit will have two parking spaces with an additional twelve 19 

parking spaces within the development. He also said along with the two car garage, each unit with have driveway 20 

space for additional parking. Jed Muhlestein said the road will be twenty six feet which meets the requirement. 21 

Jason Bond said the development would be responsible to take care of the road. 22 

 23 

Jason Bond said the developers have committed to have an eight foot paved trail through the property.  Each unit 24 

will have garbage service and thirty percent of the property will be landscaped.  25 

 26 

Jason Bond showed a marked analysis from Will Jones showing the need for these units. Jed Muhlestein said the 27 

Fire Marshall has looked at this plan and the developer has provided hammerhead turnarounds at the end of the 28 

streets.  He said the Fire Marshall is okay with that as long as they are designed correctly and the dimensions will 29 

allow fire trucks to turn around. He said the minimum width for private streets is 20 feet and they have 26 feet so 30 

they meet the requirement. He said they have the correct amount of parking. 31 

 32 

Jed Muhlestein said this development would have less people than what the city has planned for in the Master Water 33 

Plan so they would have enough culinary and pressurized water to serve this development. There is a six inch 34 

culinary water line in Main Street and a ten inch line which hooks into 100 west and 200 south which could be 35 

rerouted to accommodate those units. He said a couple of storm drains would have to be rerouted for this plan to 36 

work.  He said this development would be required to hook into both the six inch line and the ten inch line as that 37 

would provide a looping system which would have better pressure for the area. 38 

 39 

Jed Muhlestein said the City’s main eighteen inch sewer line would connect on the west side of the development.  40 

He said the State just adopted a new law that states that all developments have to retain ninety percent of storm 41 

water on site.  He said because of this new rule, you will see bigger retentions basins or more creative ways to keep 42 

storm water on site.   43 

 44 

Jed Muhlestein said there will need to be a relocation of dry utilities, including power poles. He said FEMA just 45 

released a new map for our area that will be adopted on September 2, 2016.  He said we have the flood plain 46 

boundaries and the developers know about them and have been currently working within those boundaries so that’s 47 

nothing to worry about.  If there are any minor changes, we’ll work with the developer to make sure they abide by 48 

the new laws.  Jed Muhlestein said the developer will be required to get a Geotechnical Report for the site. 49 

 50 

Bryce Nelson said this property was originally purchased for the art project and since that has fallen through the 51 

Loveland Family is looking for another project. He said he has received a lot of feedback from seniors and said this 52 

project will have nice landscaping and open space.  He said they will have concrete fencing that will look like stone 53 

around the whole perimeter with a pathway through the property. He said the units will be 26 feet high with storage 54 

in the basement, main living on the main floor and extra bedrooms on the second floor for family to come visit.  55 

 56 
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Steve Cosper said that would be a lot of roof lines being visible from Main Street and said we may need to take a 1 

look at that.  2 

 3 

Judi Pickell said we’ve been talking about the General Plan and limiting Senior Housing.  She said this project does 4 

not strengthen our Business Commercial core and didn’t think this was the location for this project right along Main 5 

Street.  She said we’ve been told we need to have more commercial to help our tax base and this will not help our 6 

little downtown thrive.  She said she understands the need for more senior housing but doesn’t think this is the right 7 

location for it.  8 

 9 

Steve Cosper said he has concerns about the units being two story and being visible from Main Street. Bryce Nelson 10 

said the upstairs bedrooms would be in the attic space so the roof would be there anyway.   Jason Thelin said he 11 

hasn’t seen stairs in senior housing. Bryce Nelson said a lot of them have basements but the feedback he’s received 12 

is that seniors don’t want bedrooms in the basement for their guests.  He said they’re okay with a basement for 13 

storage but want guest rooms upstairs on a second level.  14 

 15 

Jane Griener asked why the development has shorter back yard setbacks and 20 foot wide streets instead of 26 feet. 16 

Bryce Nelson said they had to work with the layout of the property and try to fit the units in as best they could.  17 

 18 

Steve Cosper asked about the traffic on Main Street and what this development would do to the traffic. The Planning 19 

Commission talked about a traffic study being done.  Judi Pickell said if this property was developed as commercial, 20 

you could have just as much traffic or more that a Senior Housing Development. She said her whole issue is 21 

developing commercial property as residential and she said she’s concerned that a residential housing project will 22 

not enhance the small downtown feel. 23 

 24 

Bryce Nelson said they’ve looked at different commercial options and talked to retail owners and said that option is 25 

not viable. Jane Griener said she understands because other commercial businesses have not worked in Alpine and 26 

no one wants to be the first one to come in and take the risk. 27 

 28 

Jason Thelin wanted to know if this development meets the ordinance, and how much say the city has.  Jason Bond 29 

said it has to meet the Historic Gateway so the Planning Commission would have a say in how they were developed.  30 

Jason Thelin asked how these units are regulated so they are not being sold to young families.  Jason Bond said it is 31 

regulated by the CC&R’s of the development. 32 

 33 

Steve Swanson said he won’t vote for a zone change until we figure out what we want our zones to be.  Steve 34 

Cosper said his issue with the development is just putting residential in the Commercial zone and David 35 

Fotheringham said he doesn’t like the idea of having a big fence on Main Street.  He said it doesn’t fit in and he said 36 

we made the insurance building put in a front door on Main Street because we wanted it to look good. Bryce Higbee 37 

said he loves the back part of the development but not what is planned in the front on Main Street. All the Planning 38 

Commission agreed. 39 

 40 

Steve Swanson asked if this development could be mixed use with Business Commercial on Main Street and Senior 41 

Housing in the back.  Steve Cosper said that’s a good idea but said it might not work because of the lack of parking.  42 

 43 

Jane Griener said we’ve been working on the General Plan and talking about a zone change.  She said maybe we 44 

should wait until the General Plan is done.  Jason Bond said we have a current ordinance that we have to work off 45 

until something else is approved. The Planning Commission has a discussion about this property being mixed use, 46 

and working with the developer to come up with something that looks better on Main Street.  They had concerns 47 

about the look of a concrete fence and the hammerhead turn-arounds. Ed Gifford said in the fire code is states that 48 

any dead end street has to have a turnaround which is a 126 diameter and with setbacks and sidewalks it makes it 49 

unfeasible.  He said a hammerhead won’t eat up all the property. 50 

 51 

Lon Nield said this development could be very attractive and they could come back with an open style fence.  He 52 

said seniors like their privacy especially with a school across the street. He said they would have beautiful 53 

landscaping that is unique and will enhance Main Street.  He said there isn’t room for commercial and residential on 54 

this property.  55 

 56 
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MOTION: Judi Pickell moved to recommend denial of the proposed Creekside Cottages Senior Living Concept 1 

Plan due to these reasons: 2 

 3 

1. The design is not in line with the current Gateway Historic Guidelines 4 

2. The units on Main Street do not fulfill the look we are after 5 

3. This development does not create a walkable, inviting community that we are trying to create in our 6 

General Plan update 7 

 8 
Steve Swanson seconded the motion. The motion was not unanimous with 6 Ayes and 1 Nays.  Bryce Higbee, David 9 

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

 11 

 12 

B.  Alpine Main Street Village Site Plan (Lot 2) Linus Properties – John Johnson 13 
The proposed office building is proposed to be located on lot 2 within the approved Planned Commercial 14 

Development known as Alpine Main Street Village.  The designated building footprint is 3,536 square feet and is 15 

located in the Business Commercial zone.  Office buildings are a permitted use in the BC zone.  The proposed 16 

building will be 2 stories with 3,463 square feet on the main floor and 3,114 square feet on the second floor. 17 

 18 

The Gateway/Historic zone will also apply to this proposal. The Gateway/Historic zone gives the Planning 19 

Commission the ability to allow flexibility to the requirements set forth in the BC zone. The Planning Commission 20 

may recommend exceptions regarding parking, building height, signage, setbacks and use if it finds that the plans 21 

proposed better implement the design guidelines to the City Council for approval (Section 3.11.3.3.5). 22 

 23 
Jason Bond said there are no issues with this lot, it will just come down to if the Planning Commission likes the 24 

renderings or not. 25 

 26 

The Planning Commission had a discussion about the renderings of the building and said they liked the look and 27 

were appreciative of the thought that went into the design. They discussed signage and what was allowed on the 28 

building. 29 

 30 
MOTION: Jason Thelin moved to recommend approval of the proposed Alpine Main Street Village Lot 2 Building 31 

Site Plan. 32 

 33 

David Fotheringham seconded the motion.  The motion passed unanimously with 7 Ayes and 0 Nays. Bryce Higbee, 34 

Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, Steve Swanson and Judi Pickell all voted Aye. 35 

  36 

 37 

 38 

C.  Alpine Main Street village Site Plan (Lot 3) Linus Properties – John Johnson 39 
The proposed office building is proposed to be located on lot 3 within the approved Planned Commercial 40 

Development known as Alpine Main Street Village.  The designated building footprint is 1,872 square feet and is 41 

located in the Business Commercial zone.  Office buildings are a permitted use in the BC zone.  The proposed 42 

building will be 2 stories with 1,872 square feet on the main floor and 1,763 square feet on the second floor. 43 

 44 

The Gateway/Historic zone will also apply to this proposal.  The Gateway/Historic zone gives the Planning 45 

Commission the ability to allow flexibility to the requirements set forth in the BC zone. The Planning Commission 46 

may recommend exceptions regarding parking, building height, signage, setbacks and use if it finds that the plans 47 

proposed better implement the design guidelines to the City Council for approval (Section 3.11.3.3.5). 48 

 49 

Jason Bond said parking needs to be addressed and a sidewalk will have to be rerouted.  Jason Thelin asked why and 50 

how this happened. John Johnson said the owner of the neighboring building asked him if they could put in a 51 

temporary sidewalk until he was ready to build his building.  They knew at some point they would have to move the 52 

sidewalk. The Planning Commission said they are surprised this building got approved because it is encroaching on 53 

building four.  John Johnson said he agrees but he did not develop this property and tried to change the layout but 54 

did not get the support from the other lot owners. Steve Cosper asked if the building could be rotated corner to 55 

corner so it looks better. The Planning Commission had a discussion about what could be done to make this 56 
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development look better.  The developers said they are reluctant to try and change this because they tried to once 1 

before and got shot down.  Jason Bond said this plan has already been approved and recorded.  Steve Cosper said we 2 

can’t really do anything about this even though we don’t like it. 3 

 4 

 The Planning Commission said they liked the renderings of the building.  Jason Thelin said the building should 5 

have to meet the ordinance and he said he doesn’t feel like they should get a parking exception.  Jason Bond said 6 

they are 9 square feet over. 7 

 8 

MOTION: David Fotheringham moved to recommend approval of the proposed Alpine Main Street Village Lot 3 9 

Building Site Plan provided the following items are addressed:   10 

 11 

1. Reduce building size to meet parking requirements 12 

2. Ask City Council to work with property owners to rotate this building so it doesn’t encroach on building 4  13 

 14 

Judi Pickell seconded the motion.  The motion passed unanimously with 7 Ayes and 0 Nays. Bryce Higbee, Jason 15 

Thelin, David Fotheringham, Steve Cosper, Jane Griener, Steve Swanson and Judi Pickell all voted Aye. 16 

  17 

 18 

D.  General Plan Update 19 
Jason Bond prepared a draft of the Land Use Element of the General Plan.  It includes some changes suggested by a 20 

few members of the Planning Commission and edited language that has been discussed extensively by the Planning 21 

Commission.  Jason Bond said the edited language reflects the thoughts and concerns of past discussions and this is 22 

the last draft to review before we move forward with the next element. 23 

 24 

The Planning Commission reviewed the draft, had a discussion about it and made a few changes to the language of 25 

the document. Some verbiage was added and some was deleted, minor sentence structure was changed. 26 

 27 

COMMUNICATION: 28 
Bryce Higbee asked about building permits for finishing basements and what that process is. He wanted to know 29 

what the consequences were for not getting a permit.  Marla Fox told him that a basement permit has been paid for 30 

with the original permit but you still have to get a building permit to finish the basement. She said you only pay for 31 

the inspections and this is important because the building Inspector makes sure everything has been done correctly 32 

and gives it a final.  This is also on record for when you want to sell your home and show additional square footage.  33 

She said the Inspector will not come and final a basement after the fact; he has to see the work as it is being done to 34 

pass it off. The Planning Commission talked about Insurance complications in not getting the basement finaled if 35 

say a fire started because of faulty electrical work in the basement and it hadn’t been inspected. 36 

 37 

Jason Bond asked if we would have a Quorum for the April 5th Planning Commission meeting because it is Spring 38 

Break.  The Planning Commission members said they should have 5 of the 7 members there. 39 

 40 

VI.   APPROVAL OF PLANNING COMMISSION MINUTES OF:  March 1, 2016 41 

 42 

MOTION:  Steve Swanson moved to approve the Planning Commission Minutes for March 1, 2016 subject to 43 

changes. 44 

 45 

 Jane Griener seconded the motion.  The motion passed unanimously with 7 Ayes and 0 Nays. Bryce Higbee, Jason 46 

Thelin, David Fotheringham, Steve Cosper, Jane Griener, Steve Swanson and Judi Pickell all voted Aye. 47 

  48 

Steve Cosper stated that the Planning Commission had covered all of the items on the agenda and adjourned the 49 

meeting at 9:45pm.  50 

 51 
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