
 

 

 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah will hold a Public Meeting 
 on Tuesday, April 29th, 2025, at 6:00 p.m. at City Hall, 20 North Main Street, Alpine, Utah. 
 
The public may attend the meeting in person or view it via the Alpine City YouTube Channel. A direct link to the 
channel can be found on the home page of the Alpine City website, alpineut.gov. 
 
I. GENERAL BUSINESS 

A. Welcome and Roll Call: Alan MacDonald   
B. Prayer/Opening Comments: By Invitation                 
C. Pledge of Allegiance: Troy Slade  

 
II. REPORTS AND PRESENTATIONS  

A. None  
III. ACTION/DISCUSSION ITEMS: 

A. Public Hearing: Code Amendment to Chapter 3.07 Business/Commercial Zone to Allow Light 
Manufacturing as a Conditional Use in this Zone.  

B. Public Hearing: Code Amendment to Chapter 3.01 Definitions to add Light Manufacturing to the 
definitions 

C. Public Hearing: Proposed Sculpture Garden located at Alpine City Hall/Fire Station Block.   
D. Action Item: Off-Street Parking Exception Request 645 S Alpine Highway.  
E. Action Item: Guest House Request 1831 N Fort Canyon Road. 
F. Action Item: Double Frontage Lot Request Country Manor Lane and Bald Mountain Drive.   

IV. COMMUNICATIONS  
 
V. APPROVAL OF PLANNING COMMISSION MINUTES: March 18th, 2025 
 
                
ADJOURN      
 
      Chair Alan MacDonald  
      April 25th, 2025  
 
 
 
 
 

 
 

 
 
 
 

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 conversations 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 with 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 a conversation in this area, please be as quiet as possible. (The doors 
must remain open during a public meeting/hearing.) 

 
Public Hearing vs. Public Meeting 
 
If the meeting is a public hearing, the public may participate during that time and may present opinions and evidence for 
the issue for which the hearing is being held. In a public hearing, there may be some restrictions on participation such as 
time limits.  
 
Anyone can observe a public meeting, but there is no right to speak or be heard there - the public participates in presenting 
opinions and evidence at the pleasure of the body conducting the meeting.  
 
 



ALPINE CITY COUNCIL AGENDA 
 

SUBJECT: Code Amendment 3.07 Manufacturing in the Business-Commercial Zone + 
3.01.110 Definitions to add a definition of Manufacturing.  

 
FOR CONSIDERATION ON: April 29th, 2025 
 
PETITIONER: Tony Pearce  
 
ACTION REQUESTED BY PETITIONER: Recommend Approval of the Proposed Code 

Amendments 
 
Review Type: Legislative  
     
BACKGROUND INFORMATION:   

An application has been submitted to allow manufacturing uses in the Business-Commercial Zone 
as a Conditional Use. Currently, this zone only permits manufacturing uses that are part of a retail 
store and only if they are integral to and incidental to the retail operation. 

Several other uses within the B-C Zone include additional standards as part of the review process. 
This proposal includes similar standards, modeled on those used in other communities and 
tailored to address concerns that have arisen from previous manufacturing operations. 

Historically, manufacturing activities have occurred in this zone—for example, candy production 
and mattress manufacturing. However, because no manufacturing business has maintained a valid 
business license for more than two years, these uses are no longer considered legally 
nonconforming. 

By adding specific standards and requiring manufacturing to be approved through a Conditional 
Use Permit, the City can better mitigate the potential negative impacts of such uses in the 
Business-Commercial Zone. 

A definition for light manufacturing has also been created to add to section 3.01.110 Definitions 
of the Alpine Development Code. Any proposed use would need to meet the definition in order to 
be allowed. Two-Public hearings will be held but the items are so connected only one staff report 
has been created.  

CITY CODE: 
● Alpine Development Code 3.07 Business Commercial Zone 
● Alpine Development Code 3.01.110 Definitions   

 
NOTICING:  
A public hearing has been noticed in accordance with State and City requirements and will be 
held during the review of this agenda item.  
 
STAFF RECOMMENDATION:  
As this is a legislative decision, approval or denial should be based on whether the 
proposed amendment aligns with the standards set forth in the General Plan, as well as 
the current City Code and policies. 
 
 



SAMPLE MOTIONS: 

To Approve: 
 I move to approve Ordinance 2025-07, to include light manufacturing as a conditional use 
in the Business-Commercial Zone & Add Definition to the definitions

To Approve with Changes: 
   I move to approve Ordinance 2025-07, to include light manufacturing as a conditional use 
in the Business-Commercial Zone & Add Definition to the definitions, with the follow ing 
conditions: 

• Insert Finding

To Table or Deny: 
 I move to table/deny Ordinance 2025-07, to include light manufacturing as a conditional 
use in the Business-Commercial Zone & Add Definition to the definitions. 

• Insert Finding



Definition:  

Light Manufacturing means: Activities typically involve assembling, processing, 
warehousing or fabricating products in a manner that minimizes environmental impacts 
such as noise, emissions, or heavy traffic. 

https://alpine.municipalcodeonline.com/book?type=development#name=3.01.110_Defini
tions 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://alpine.municipalcodeonline.com/book?type=development%23name=3.01.110_Definitions
https://alpine.municipalcodeonline.com/book?type=development%23name=3.01.110_Definitions


 

3.07 Business/Commercial Zone (B-C) 

3.07.010 Legislative Intent 

3.07.020 Permitted Uses 

3.07.030 Conditional Uses 

3.07.040 Area And Width Requirements 

3.07.050 Location Requirements 

3.07.060 Access Requirements 

3.07.070 Utility Requirements 

3.07.080 Special Provisions 

 

3.07.010 Legislative Intent 

The intent in establishing the B-C Business Commercial Zone is to provide an area in which the primary 
use of land is for retail and other commercial uses serving the immediate needs of Alpine residents and 
situated within an environment, which is safe and aesthetically pleasing. The zone is also intended to serve 
as the commercial core of the City. 

The zone is characterized by a mixture of retail and service commercial uses such as stores, restaurants, 
office structures and a wide variety of specialty shops and is generally located adjacent to major 
transportation arteries. 

Manufacturing, residential and other uses and other activities, which would be inconsistent with the use of 
the land for commercial activities are discouraged or not permitted within the zone. 

The specific regulations considered necessary for the accomplishment of the intent of the zone are 
hereinafter set forth. 

(Ord. 95-22, 8/22/95 and Ord. 2002-13, Amended by Ord. 2011-09, 5/10/11; Ord. 2014-04, 3/25/14) 

3.07.020 Permitted Uses 

The following uses of land shall be permitted upon compliance with the applicable standards and conditions 
set forth in this ordinance. 

1. General retail stores and shops providing goods and services for sale at retail in the customary 
manner, provided that all storage and sales activity shall be contained within a building; also, 
manufacturing and processing activities which are an integral part of and incidental to the retail 
establishment. 

2. Office buildings and medical clinics. 

https://alpine.municipalcodeonline.com/book?type=development#name=3.07_Business/Commercial_Zone_(B-C)
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.010_Legislative_Intent
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.020_Permitted_Uses
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.030_Conditional_Uses
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.040_Area_And_Width_Requirements
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.050_Location_Requirements
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.060_Access_Requirements
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.070_Utility_Requirements
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.080_Special_Provisions
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.010_Legislative_Intent
https://alpine.municipalcodeonline.com/book?type=development#name=3.07.020_Permitted_Uses


3. Personal service establishments such as barber and beauty shops, shoe repair, laundries and similar 
establishments. 

4. Automotive service establishments, including gasoline dispensing facilities, car washes, and 
parking. 

5. Recreational enterprises including but not limited to recreation centers, motion picture theaters, 
athletic clubs. 

6. Funeral homes. 
7. Single-unit detached dwellings when located on a lot in a recorded subdivision and subject to 

compliance with the applicable conditions within the zone. 
8. Residential structures, provided that said structure existed as a residence prior to the effective date 

of this Chapter. Also, customary residential accessory structures (i.e. swimming pools, detached 
garages, private greenhouses etc.) when appurtenant to and on the same lot as a residence. 

9. Residential structures located within or on the same premises as a permitted or conditional 
commercial use. Both residential and commercial buildings will be considered main buildings and 
will be required to meet the main building setbacks when on the same premises. 

10. Accessory uses and structures shall be permitted provided they are incidental to and do not 
substantially alter the character of the permitted principle use or structure. Such permitted accessory 
uses and structures include, but are not limited to, buildings such as garages, carports, equipment 
and supply storage buildings which are customarily used in conjunction with and incidental to a 
principle use or structure permitted in the B-C Zone. 

11. Agriculture, including the raising of row crops, grains and fruits and the incidental pasturage of 
animals. See DCA 3.21.090. 

12. Other uses which are determined by the Planning Commission to be similar to and compatible with 
the foregoing uses and in harmony with the intent of the zone. 

13. Water, sewer and utility transmission lines and facilities required as an incidental part of 
development within the zone, and subject to the approval of a site plan by the Planning 
Commission. 

14. Motor vehicle roads and rights-of-way subject to compliance with City standards for design and 
construction for such uses, and upon approval of site plan by the Planning Commission. 

15. Customary household pets. 
16. The keeping and raising of animals and fowl, subject to the provisions of DCA 3.21.090. 

(Ord. 95-22, 8/22/95 and Ord. 2002-13, Amended by Ord. 2011-09, 5/10/11; Ord. 2014-04, 3/25/14) 

3.07.030 Conditional Uses 

The following buildings, structures and uses of land shall be allowed upon compliance with the 
requirements set forth in this Ordinance and after approval has been given by the designated reviewing 
agencies (Approval of other agencies or levels of government may be required.): 

1. Planned Commercial Developments Projects which are designed, approved, constructed and 
maintained in accordance with the provisions of DCA 3.10. 

2. Commercial Condominium Projects subject to the applicable provisions of law relating thereto. 
3. Schools, churches, hospitals (human care), nursing homes and other similar quasi-public buildings 

subject to the provisions of DCA 3.20. 

https://alpine.municipalcodeonline.com/book?type=development#name=3.07.030_Conditional_Uses


4. Civic Buildings. (Ord. 95-10, 4/25/9) 
5. Restaurants, provided that any such facility providing drive-up window service shall also include 

an area for inside service to patrons in an amount not less than fifty (50%) of the total floor area of 
the structure. In addition, the following shall apply to restaurants. (Ord. 97-05, 5/27/97) 
 

a. A traffic analysis shall be provided as part of the conditional use application. 
b. The drive-up window and driveway shall be unobtrusive and be screened from the street 

by berming and landscaping. 
c. Odors and noise shall be controlled as to not have an adverse impact on any nearby 

residential structures. 
d. Restaurants must comply with provisions of the sign ordinance. 
e. Restaurants must comply with the landscaping and design provisions in the B-C zone. 
f. Any drive-through window must be located on the side of the restaurant building which 

does not abut a public street and must be screened from the street side with berming and 
landscaping. 

g. Any drive-through window must have a stacking lane which will accommodate at least six 
cars off of the public street. 

6. Single family dwellings (conventional construction) when proposed for placement on a lot not in a 
recorded subdivision, subject to compliance with the applicable conditions within the zone and 
approval of a site plan by the Planning Commission. 

7. Seasonal sales such as produce or Christmas trees provided a business license is obtained from 
Alpine City. 

8. Sexually-oriented businesses are a conditional use in the Business Commercial (BC) zone and are 
subject to the provisions of this chapter, including (Ord. 2010-07, 5/11/10): 
 

a. No sexually-oriented business shall be located within: 
 

i. One thousand (1,000) feet of a school, day care facility, public park, library, and 
religious institution; 

ii. Four hundred (400) feet of any residential use (no matter which zoning district) or 
residential zoning boundary; 

iii. One thousand (1,000) feet of a liquor store; and 
iv. One thousand (1,000) feet of any other sexually-oriented business. 

 
For the purposes of this section, distance shall be measured in a straight line, 
without regard to intervening structures or objects, from the closest exterior wall 
of the structure in which the sexually-oriented business is located, and: 
 

1. The closest property line of any school, day care facility, public park, 
library, and religious institution; 

2. The nearest property line of any residential use or residential zone; 
3. The nearest property line of any liquor store; and 
4. The closest exterior wall of another sexually-oriented business. 



9. Home occupations, subject to the provisions of DCA 3.23.070 Part 3. 
10. Accessory apartments, subject to the provisions of DCA 3.14. 
11. Mechanical Automotive Repair Shops 

 
a. Odors and noise shall be controlled as to not have an unreasonable adverse impact on  

nearby structures and/or property. 
b. There shall be no more than 5 automobile bays. 
c. No automobiles shall be stored on the property for more than 14 days. 
d. Mechanical automotive repair shops shall comply with the regulations of the applicable 

entities including but not limited to the State of Utah, Timpanogos Service District, Lone 
Peak Fire Marshal, and Environmental Protection Agency. 

e. Mechanical automotive repair shops must abut directly upon and have access to Main 
Street (south of southern property line of the property located at 30 South Main Street) or 
Canyon Crest Road within the Business Commercial zone. 

f. Mechanical auto repair shops shall comply with the off-street parking requirements 
excepting there shall be no more than six (6)  parking spaces provided per bay. An 
additional 10 parking spaces may be allowed exclusively for employee use. No off-street 
parking spaces shall be located within fifteen (15) feet of the property line closest to Main 
Street. 

g. Mechanical automotive repair shops shall conform to the provisions of the 
Gateway/Historic Zone (DCA 3.11). 

12. Dog Kennels/Boarding Facilities 
a. Odors and noise shall be controlled as to not have an unreasonable adverse impact on 

nearby structures and/or property. 
b. Dogs shall be kept primarily indoors, with the exception of short periods of time for the 

dogs to exercise, relieve themselves, go on walks, etc. 
c. Shall have no more than twenty (20) individual dog kennel runs, with total dogs not to 

exceed 1.2 times the number of kennel runs. 
d. No more than one dog shall share a kennel run without the owner's permission. 
e. Facility shall be sound proofed, and include an indoor dog run. 
f. Shall comply with City off-street parking requirements. 
g. Shall provide daily disposal of all animal feces and wastes. 

 
h. Shall conform to the provisions of the Gateway/Historic Zone (DCA 3.11). 
i. There shall be adequate and effective means of control of insects and rodents at all times, 

such control shall be carefully monitored. 
j. Operator shall bear full responsibility for recapturing and controlling any escaped animal. 
k. Must have an active DVM relationship to immediately treat a sick or injured animal 

requiring medical attention. 
l. Facility shall be located not less than one hundred  fifty (150) feet from the nearest 

neighboring dwelling structure. 
13. Light Manufacturing 

a. No manufacturing use shall directly abut or have access to Main Street. 



b. All activities must be conducted entirely within enclosed buildings. 
c. Manufacturing processes must not produce noticeable noise, smoke, fumes, odors, 

glare, or pose any health or safety hazards. 
d. Garbage containers must be covered and stored either within fully enclosed 

buildings or screened from view from the right-of-way. 
e. All uses must comply with regulations established by applicable entities, including 

but not limited to the State of Utah, Timpanogos Service District, Lone Peak Fire 
Marshal, and the Environmental Protection Agency.. 

f. Freight operations are permitted only between the hours of 9:00 AM and 6:00 PM. 
g. When adjacent to residentially zoned areas, a buffering plan must be submitted. 

This plan should detail how fencing, landscaping, or other buffers will mitigate any 
noise, smoke, glare, light, fumes, dust, electronic interference, or similar 
conditions. 

 

 



 

ALPINE CITY COUNCIL AGENDA 
 

SUBJECT: Sculpture Garden Proposal- City Hall Block  
 
FOR CONSIDERATION ON: April 29th, 2025  
 
PETITIONER: Rob Hanson  
 
ACTION REQUESTED BY PETITIONER: Recommend Approval of a Sculpture Garden 

Located at the City Hall Block.  
 
Review Type: Legislative  
     
BACKGROUND INFORMATION: 
The City has been approached by the Heritage Arts Foundation, led by Rob Hanson, along with 
residents of Alpine, to create a sculpture garden on the City Hall Block. The proposal has been 
presented to the City Council, and a Sculpture Garden Committee has been formed to assist in the 
planning process. This will help inform the Council’s decision to either move forward with or 
reject the proposal. 

According to Alpine Development Code 3.16.040, any material changes to city-owned property 
require a public hearing by the Planning Commission prior to City Council review. 

The Planning Commission is tasked with holding a public hearing and making a recommendation 
to the City Council. Relevant considerations for the Commission are outlined in Section 3.16.090 
– Maintenance and Improvements to Public Lands (see city code section below). 

CITY CODE: 
● Alpine Development Code 3.16 Open Space Ordinance.  

○ All citizen requests for improvements and maintenance of City-owned property 
must be submitted in writing. These requests must be recommended by the 
Planning Commission and approved by the City Council. Each request should 
include a written or drawn landscape design. 

○ Approval is based on: 
■ Adherence to general and designated guidelines 

 
■ Compliance with City ordinances 

 
■ A site visit 

If approved, the request will be kept on file for future reference. (DCA 3.16.090) 

 
NOTICING:  
This agenda item has been property noticed according to the requirements as outlined in State and 
City Code. A public hearing will need to be held as part of the review process by the Planning 
Commission.  
 
 
STAFF RECOMMENDATION:  
Because this is a legislative decision the standards for approval or denial are that the 
proposed application should be compatible with the standards found in the general plan 

https://alpine.municipalcodeonline.com/book?type=development#name=3.16_Open_Space_Ordinance


as well as the current city code and policies. A decision for approval or denial should be 
based on those criteria. 

Motion to Approve: 
 I move to approve the proposed changes to the City Hall Block Park. 

Motion to Approve with Conditions: 
 I move to approve the proposed changes to the City Hall Block Park with the 
following conditions: 

• Insert Findings

Motion to Table or Deny: 
 I move to table/deny the proposed changes to the City Hall Block Park. 

• Insert Findings





















A Sculpture
&

Gathering Garden
for Alpine

Presentation to Alpine City Council
on March 25, 2025



Introductions, Purpose & Overview
Introductions to Presenters . . .

• Ardice Lorscheider (Chair)
• Emily Brooks Wayment (Landscape)
• Robert Hanson (Heritage Arts Foundation)

Our Purpose Tonight

• Update on Committee's Work & Plan, to Date & Seek Approval . . .

Contingent Upon Final Review
A Quick Overview

• Vision, Location, Community Impact (Ardice)
• Site Plan, Landscape Design & Narrative (Emily)
• Funding & Related Items (Robert)



Vision, Location & Community Impact

Project Vision
• A sculpture garden that celebrates history, culture, and

community.
• A space designed to bring multiple generations together.

The Proposed Location
• Considered Petersen & Legacy Parks
• One of Our 1st Decisions . . . the historic square is “ideal”

for the sculpture garden.
• Integration with existing city plans and layout.
• Subservient to Fire Station, etc.

Fire Station Renovation
Community/Senior room and Library
Sculpture Garden and Relic Hall
Pathway/Open Space

Legend



Vision, Location & Community Impact

Why Dennis Smith for this Initial Project 

• He is a world-renowned sculptor whose work graces
public and private spaces across the globe, and

• He is a native son of Alpine, has deep roots and raised
his children in Alpine, and

• He has devoted a vast majority of his work to
documenting and framing (literally) the history of
Alpine through his art.

Dennis Smith is uniquely worthy of this spotlight in the 
heart of the town he has long called home.

This Doesn’t Have to be The Only Art Project in Alpine!



Narrative

Overarching Narrative
“Bringing Multiple Generations Together” 

What this meant to the Committee:

• We must remember past generations and honor them and retell
their stories

• We’re a family-oriented community and we can honor the legacy
of the first families by welcoming new families, young and old, to
learn about and enjoy the history and beauty of Alpine together.

• It means a place to gather generations and reflect on the past,
present and future. To be grateful and inspired for those that
came before us and to inspire next generation.

• Alpine residents are patriotic, tight knit, we sacrifice, work hard,
have integrity, vouchsafe family & children, extend kindness to all,
composed of pioneers (past, present & future).

A city's narrative is the evolving story it tells about itself (its identity, values, culture, history, aspirations, and 
unique character).  It’s the sum of its past experiences, present realities, and future vision. 



Site Plan & Landscape Design

Design & Layout Considerations
• Sculpture placement encourages exploration

& storytelling
• Landscape elements complement and

enhance sculptures.



Site Plan & Landscape Design

Design & Layout Considerations
• Sculpture placement encourages exploration

& storytelling
• Landscape elements complement and

enhance sculptures.
• Accessibility and usability for residents of all

abilities (ADA, etc.)



Site Plan & Landscape Design

Sustainability & Maintenance 
Considerations
• Selection of low-maintenance,

native plants & pathway materials
• Ongoing care/upkeep of space via

collaborations (discussed at end)



Funding & Related Items

Estimated Budget, Funding Sources & Calendars
• $3.4m - $3.8 (estimated)
• Foundations, Families & Corporations
• 2 Years for Campaign 
• 3 Years for Sculptures & Landscaping

Donor Naming & Recognition
• Submit to Legal for Review



A Recap .  .  .  Key Point & Benefits

Recap of Key Points
• Vision, Design, Funding & Long-term Sustainability
• Common Concerns Addressed:

• Traffic and parking
• Security and vandalism prevention
• Ongoing maintenance/upkeep (Utah Historical Society)

• The project aligns with Alpine’s values and long-term 
community goals.

• It is financially feasible and community driven 

Civic & Cultural Benefits
• Enhances public spaces with artistic 

and historic value.
• Encourages engagement and 

educational opportunities for 
Alpine residents.

• Preserves the charm and history of 
Alpine.

• Adds to the city's identity and 
appeal.

• Funded through the Private Sector 
(i.e., not tax dollars)



Call  to Action and Q&A

Request Approval (with Contingencies)
• We know more detail is required, but we’d like a vote

to know we’re headed in the right direction.
• Contingencies (Planning & Legal) . . .

• ADA Compliance
• City Ordinances & Procedures, as required
• Donor Naming & Recognition

Q&A



Thank You
For Your

Time, Consideration & Vote



ALPINE CITY COUNCIL AGENDA 

SUBJECT: Off-Street Parking Requirements Exception 

FOR CONSIDERATION ON: April 29th, 2025   

PETITIONER: Jecco Farms  

ACTION REQUESTED BY PETITIONER: Recommend Approval of Off-Street Parking 
Requirements. 

Review Type: Administrative  

BACKGROUND INFORMATION:  
Cherry Hill Farms at Burgess Orchards currently operates a produce stand located at 625 S 
Alpine Highway. The lot to the east, across from Bateman Lane (491 S Alpine Highway), was 
purchased to add additional parking spaces. 
According to Alpine Development Code 3.24.020 – Parking Lot Characteristics, specific 
conditions must be met for off-street parking approval. However, exceptions may be granted if the 
applicant addresses these conditions adequately. 
The applicant seeks exceptions to the following requirements: 

● Surface Material: Rather than paving with asphalt or cement, the applicant proposes
using a hard-packed surface, similar to their existing main parking lot.

● Striping: Parking spaces will be designated by wheel stops instead of painted lines.

● Lighting: No additional lighting is proposed, as their current Conditional Use Permit
(CUP) requires the stand to close at sunset.

As required by Alpine Development Code 3.24.030, the applicant has submitted a separate 
document addressing these exception standards: 

● The unique nature of the lot configuration or use justifies the exception.

● No historically significant structures or natural features will be removed or altered. A
structure is considered historic if it is over 100 years old or listed on a federal, state, or
local historical registry.

● The exception will not adversely affect public health, safety, or welfare.

● The design includes adequate measures to mitigate any potential adverse effects caused
by the exceptions.

The applicant is also requesting an exception under Alpine Development Code 3.24.060 – 
Location of Required Off-Street Parking. To be granted, the following conditions must be met 
(addressed in a memo submitted by the applicant): 

● The parking lot and the lot it serves are under the same ownership. If not, a legally
binding agreement (e.g., easement, lease, or covenant) recorded with the Utah County
Recorder’s Office must be provided.

● All off-site parking spaces must be on an adjacent lot or within 200 feet of the main use,
measured across or along a public street.

● Safe, accessible pedestrian routes must be provided between the parking area and the
main use. This may include ADA-compliant sidewalks, lighting, and marked crosswalks.



● A traffic and parking site plan must demonstrate that off-site parking will not cause
undue congestion or negatively affect nearby residential areas.

CITY CODE: 
● Alpine Development Code 3.24 Off-Street Parking

NOTICING:  
No Public Hearing is required by either State or City Code. 

STAFF RECOMMENDATION:  
Review the proposed application against the current standards as found in the Alpine City Code. 
Staff recommends the following be included in a motion to the City Council.  

● Pedestrian Safety: The applicant shall install "No Parking" signs approximately every
50 feet along Bateman Lane adjacent to the proposed off-site parking. Signage must be
approved by the Alpine City Public Works Department and include the city logo.

● Neighborhood Impact Mitigation: To prevent congestion and preserve neighborhood
aesthetics, the applicant shall submit an example of fencing (e.g., masonry wall or solid
visual barrier) to be constructed along the neighboring property lines. Approval is
required before City Council approval.

● Additional Neighborhood Impact Mitigation: "No Fruit Stand Parking Beyond This
Point" signs shall be placed at the intersection of Bateman Lane and Cascade Avenue.
These signs must include the Alpine City logo and be approved by the Public Works
Department.

● Pedestrian Crossing: The applicant shall work with the City Engineering and Public
Works departments to identify potential crosswalk locations or alternative pedestrian
crossing solutions for Bateman Lane.

SAMPLE MOTION TO APPROVE: I move to approve the off-street parking 
exception located at 645 S Alpine Highway as proposed. 

SAMPLE MOTION TO APPROVE WITH CHANGES: I move to approve the 
off-street parking exception located at 645 S Alpine Highway with the following 
conditions: 
***Insert Finding*** 

SAMPLE MOTION TO TABLE/DENY:   
I move to table/deny the off-street parking exception located at 645 S Alpine 
Highway as proposed based on the following: 
***Insert Finding*** 

https://alpine.municipalcodeonline.com/book?type=development#name=3.24_Off-Street_Parking
























ALPINE CITY COUNCIL AGENDA 

SUBJECT:  Review of Guest Houses Proposal   

FOR CONSIDERATION ON: April 29th, 2025 

PETITIONER: Davido Biesinger- Contractor  

ACTION REQUESTED BY PETITIONER: Recommend Approval of Proposed Guest 
House 

Review Type: Administrative  

BACKGROUND INFORMATION:  
A proposal has been submitted to construct a guest house on the property located at 1831 N Fort 
Canyon Road. The property is currently owned by Mary Young, who owns over 15 acres across 
various adjoining parcels near her primary residence. The neighboring parcel that will be closest 
to the proposed guest house is owned by Mary Young and due to the slopes on the lot, unlikely to 
ever be developed. The side yard has a 12’ setback as is required for a guest house and is over 30’ 
away from the main dwelling.  

This property is located within the CR-40,000 zone, where guest houses are permitted through a 
Conditional Use Permit (CUP). Additional standards for such uses are outlined in Section 
3.23.060, "Review Conditions and Criteria for Certain Conditional Uses," of the Alpine 
Development Code. 

City staff have reviewed the application in accordance with Section 3.23 and found that the 
required standards have been met. Since guest houses are a conditional use within this zone, the 
City may impose additional conditions to mitigate any potential detrimental impacts of the 
proposed use. 

If the City Council approves this application, further review will be conducted by City staff and 
the Building Department for such things as setbacks, height of buildings, and building code 
requirements.  

Conditional Use Permits (CUP) 
A Conditional Use Permit (CUP) is a zoning tool that allows specific land uses listed in each 
zone, that due to its unique nature may need additional conditions to mitigate any impacts in a 
given area. Examples of potential impacts may include increased traffic, noise, or environmental 
effects, and therefore require additional review and regulation. 

Under Utah law (Utah Code § 10-9a-507) for municipalities, a CUP must be approved if 
reasonable conditions can mitigate any anticipated detrimental effects of the proposed use. 

CITY CODE: 
● Alpine Development Code 3.04.030 Conditional Uses
● Alpine Development Code 3.23 Conditional Uses

Guest Houses (Ord. 94-06, 5/24/94). Guest houses may be allowed as a conditional use, upon 
approval of the designated land use authority and subject to compliance with the following: 

1. Guest Houses are listed as a conditional use within the zone.
2. The lot or parcel upon which the guesthouse is proposed to be placed shall have a lot area

of not less than five (5) acres.



3. The guesthouse shall be located not less than 30 ft. to the rear of the primary dwelling
and not closer than twelve (12) ft. to any side or rear property line.

4. The water and sewer service shall be the same as for the principal dwelling.
5. The hookup fees for a single-unit dwelling with a guest house shall be one and one- half

(1 and 1/2) times the rate for a single-family dwelling.
6. The guesthouse shall be an integral part of the site plan for the principle dwelling and

attendant lot area. Vehicular access to the guest house shall be over the same driveway as
for the primary dwelling, unless a secondary driveway can be accessed from another
public right of way.

7. Prior to approval, a site plan showing the proposed location of the guesthouse and
provision for utilities, vehicular access and other standards and conditions shall be
submitted and approved by the Planning Commission.

8. Any person desiring to construct a guest house shall convey to the City water rights in the
amount of 1/2 acre foot.

NOTICING:  
No Public Hearing is required by the State or City Code for this agenda item. 

STAFF RECOMMENDATION:  
Based on the information provided by the applicant and the review conducted, staff finds that the 
standards outlined in the Alpine Development Code have been met. If the Planning Commission 
identifies any detrimental impacts, appropriate conditions may be imposed to mitigate those 
impacts. 
The Alpine City Code prohibits more than one family living in a guest house, use of the guest 
house as a short-term rental, or any form of commercial use and would not need to be addressed 
as a condition of a conditional use permit.  

Motion to Approve: 
I move to recommend approval of a Conditional Use Permit for a guest house located at 
1831 N Fort Canyon Road as proposed. 

Motion to Approve with Conditions: 
I move to recommend approval a Conditional Use Permit for a guest house located at 
1831 N Fort Canyon Road as proposed, with the following conditions: 

• Insert Findings

Motion to Table or Deny: 
I move to table/deny the Conditional Use Permit for a guest house located at 1831 N Fort 
Canyon Road as proposed, based on the following: 

• Insert Findings
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SURVEYOR'S CERTIFICATE 
I. SCOTT M PETERSON. DO HERESY CERTIFY THAT I AM A REGISTERED PROFESSIONAL LAND 
SURVEYOR, ANO THAT I HOLD CERTIFICATE NO. 6645090 AS PRESCRIBED UNDER THE LAWS OF 
TH[ STATE or UTAH. I FURTHER DECLARE BY AUTHORITY or THE 01\NERS. I HAVE MAD[ A 
SURVEY OF THE TRACT Of LAND SHDYiN ON THIS PLAT ANO DESCRIBED BELOW, ANO HAVE 
SU8DIVlDEO SAID TRACT OF LAND INTO LOTS, BLOCKS, STREETS ANO EASEMENTS ANO TI-IE 
SAME HAS GEEN SURVEYED ANO STAKED ON THE GROUND AS SHOWN ON THIS PLAT. 

BOUNDARY DESCRIPTION 
TH[ FDLL0"'1NC DESCRIPTION DESCRIBED TH[ TOTAL EXTERIOR BOUNDARY or TH[ YOUNG 
PROPERTY, 

BEGINNING AT THE SOUTH ONE QUARTER SECTION CORNER Of SECTION 12, 14S, RlE, SLB&M; 
THENCE ALONG THE NORTH- SOUTH CENTERUNE OF SECTION 12 N00'09' 44"E 1353.00 FEET; 
THENCE S89' 50'16"£ 55.07 FEET TO THE WEST LINE OF ILANGENI ESTATES SUBOIVISON; THEN CE 
ALONG SUBDIVISION soo·15'51"w 50.09 FEET TO THE NORTHWEST CORNER OF LOT 14 ILANGENI 
[STATES SUBDI\/ISION; THENCE ALONG LOT 14 THE fOLLOWlNG THREE (3) CALLS, 1. 
S8916°49"E 693.27 FEET; 2. S16'53°56"[ 262.20 FEET; 3. N8818°47"W 371.21 FEET; THENCE 
THE FOLL0"'1NC FIVE (5) CALLS ALONG THE ~fiT LIN[ OF THE ILANGENI [ STATES SUBDI\/IS/DNc 
1. so0·07•srt 451.34 FEET; 2. so5·oo·oo'"w 110.00 FEET; 3. s1s·3o·oo"w 330.00 FEET: 4. 
S05'56'56"W 50.90 FEET; 5. S00'1 4'14MW 62.51 FEET TO THE CENTERLINE OF CREEK; THENCE 
ALONG CENTER OF CREEK S14'00'34ME 389.91 FEET TO THE NORTH LINE OF FORT CANYON 
ROAD: THENCE ALONG NORTH LINE OF FORT CANYON ROAD S56"42'00MW 412.16 FEET; THENCE 
S3Y18°00"E 13.53 FEET, THENCE S24°4J"OB"W 24.38 FEET, THENCE WEST 93.BG FEET OT TI1[ 
NORTI-t- SOUTt-1 CENTERLINE OF SECTION 13, T4S, R1E, SLB&M: THENCE ALONG SECTION LINE 
N00'01'12"E 655.49 FEET TO THE POINT Of BEGINNING. 

BASIS or BEARING IS ss9·45·os·E ALONG THE SECTION UN[ BETWEEN THE SOUTH ON[ 
QUARTER SECTION CORNER or SECTION 12 AND THE SOUTHEAST SECTION CORNER or SECTION 
12, T4S, R1E, SLB&M - GRID NORTH. UTAH STATE PLANE COORDINATE SYSTEM CENTRAL ZONE. 
NAQ 27. 

DECEMBER 5, 2DD8 

SURVEYOR'S NOTES 
THE PURPOSE Of THIS SURVEY WAS TO MARK THE EXTERIOR BOUNOARlES Of THE CARY ANO 
MARY YOUNG PROPERTY ACCORDING TO ENlRY NO. 17809, 800K 4975, PACE 463, AS FOUND 
IN THE UTAH COUNTY RECORCER'S OF'f"ICE AND ACCORDING TO LOT 14, ILANCENI ESTATES 
SUBDIVISION F!LEO AS MAP NO. 3163 !N THE UTAH COUNTY RECORDER'S OfflCE. 

FORT CANYON ROAD WAS DETERMINED BY A DEOICA TION DEED RECORDED AS ENTRY 9280. 
BOOK 1192, PAGE 111 IN THE UTAH COUNTY RECORDER'S OFnCE. 

THE WE.ST LINE OF Tl-IE YOUNG PROPERTY IS CONTROLLED BY THE NORTH- SOUTH CENTERLINE 
OF SECTIONS 12 &: 13, T4S, R1£, SlB&M. A PORTION OF THE EAST LINE OF SUBJECT 
PROPERTY IS CONTROLLED BY THE ILANG£NI ESTATES SUBDIVISION, 

THE FIELD WORK FOR THIS SURVEY WAS PERFORMED IN NOVEMBER ANO DECEMBER OF 2008. 

IT WAS REQUESTED THAT 'Hf. NOT MONUMENT THE WESTERLY CORNE.RS OF LOTS 16 AND 17 
OF ILANGENI ESTA1[5 SUBDIVISION. THE CORNERS FOUND OR 1.CONUMENTED ARE THOSE AS 
SHO"NN HEREON. 
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ALPINE CITY COUNCIL AGENDA 

SUBJECT: Creation of Double-Frontage Lot  

FOR CONSIDERATION ON: April 29th, 2025 

PETITIONER: Greg Young-Contractor 

ACTION REQUESTED BY PETITIONER: Recommend Approval Creation of Double-
Frontage Lot. 

Review Type: Legislative 

BACKGROUND INFORMATION:  
An application has been submitted to consolidate three existing lots—578 N Country Manor Ln, 
614 N Country Manor Ln, and 601 N Bald Mountain Drive—into a single lot. 

According to Alpine Development Code Section 4.07.030 (Lots), all lots in a subdivision must 
have frontage on a public street. The same section prohibits the creation of double-frontage lots 
unless recommended by the Planning Commission and approved by the City Council. 

Section 3.01.110 (Definitions) defines a double-frontage lot as: A lot where the front and rear lot 
lines both front on a street. 

The proposed combined lot also creates a lot with more than five-sides. This will also require an 
exception as allowed in Section 3.01.110 Definitions of a lot: LOT. A tract of land regardless of 
any label, that is created by and shown on a subdivision plat that has been recorded in the Office 
of the County Recorder. Lots shall be generally rectangular in nature, and shall have no more 
than five sides without an exception being recommended by the Planning Commission and 
approved by the City Council; the front of a property, located at the front right of way, does not 
count against this requirement. 

The applicant is requesting approval to create a double-frontage lot from the parcels listed above. 
A single-family home currently exists at 601 N Bald Mountain Drive. This structure will be 
demolished, and a new residence will be constructed facing Country Manor Ln. The applicant 
has also proposed installing a fence with no access along the Bald Mountain Drive frontage. 

Historically, cities have discouraged double-frontage lots due to concerns related to traffic and 
safety, aesthetics and urban design, and zoning complications.

CITY CODE: 

• Alpine Development Code 3.01.110 Definitions
• Alpine Development Code 4.07.030 Lots

NOTICING:  
No public hearing is required for this item by the State or City Codes. 

STAFF RECOMMENDATION: 
Section 4.07.030 of the Alpine Development Code allows the Planning Commission to 
recommend the creation of double-frontage lots to the City Council. However, the code 
does not include specific standards for evaluating such requests. 



Given the applicant’s proposal to construct a fence along the Bald Mountain Drive 
frontage—effectively eliminating secondary access—staff does not have concerns with 
approving the proposed double-frontage lot as proposed.  
 

 
 
 
 
 
 

 

Motion to Approve: 
I move to approve the creation of a single double-frontage lot with more than five 
sides including the parcels at 578 N Country Manor Ln, 614 N Country Manor Ln, 
and 601 N Bald Mountain Drive as proposed. 
 
Motion to Approve with Changes: 
I move to approve the creation of a single double-frontage lot with more than five 
sides including the parcels at 578 N Country Manor Ln, 614 N Country Manor Ln, 
and 601 N Bald Mountain Drive, subject to the following changes: 
 

• Insert Findings or Conditions Here 
 
Motion to Table or Deny: 
I move to table or deny the proposed creation of a single double-frontage lot with 
more than five sides, which includes the parcels at 578 N Country Manor Ln, 614 N 
Country Manor Ln, and 601 N Bald Mountain Drive. 
 

• Insert Findings Here 
 
 



Ryan Robinson
Polygonal Line
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PC March 18, 2025 

ALPINE CITY PLANNING COMMISSION MEETING 1 
Alpine City Hall, 20 North Main, Alpine, UT 2 

March 18, 2025 3 
 4 
I.  GENERAL BUSINESS 5 
 6 

A. Welcome and Roll Call: The meeting was called to order at 6:00 p.m. by Alan Macdonald. 7 
The following were present and constituted a quorum: 8 
 9 

Chair: Alan Macdonald 10 
Commission Members: Troy Slade, Michelle Schirmer, Greg Butterfield, John MacKay, Susan 11 
Whittenburg 12 
Excused: Jeff Davis 13 
Staff: Ryan Robinson, Marla Fox 14 
 15 
Others: Davido   16 
 17 
 B.  Prayer/Opening Comments: Greg Butterfield 18 
 C.  Pledge of Allegiance: Michelle Schirmer 19 
 20 
II. REPORTS AND PRESENTATIONS 21 
None 22 
 23 
III. ACTION ITEMS 24 
 25 

A. Public Hearing: Review of Fitzgerald Annexation Request 26 
Ryan Robinson said our ordinance allows guest houses on five acres or more.  Currently an applicant has 27 
to come to Planning Commission and City Council for approval.  Tonight, we are looking to see if the 28 
ordinance could be changed so staff could review these applications and approve them if they meet the 29 
ordinance.  Ryan Robinson said he spoke with some of the City Council members to see if that is something 30 
they would approve and the response he got back was that they would still like to review them.   31 
 32 

Ryan Robinson said a Conditional Use Permit (CUP) is a zoning tool that allows specific land uses 33 
listed in each zone, that due to its unique nature may need additional conditions to mitigate any impacts in 34 
a given area. Examples of potential impacts may include increased traffic, noise, or environmental effects, 35 
and therefore require additional review and regulation. 36 

CUPs in Alpine City 37 

Alpine City currently allows guest houses to be built on properties with an existing single-family 38 
dwelling, provided that specific standards are met. In most zoning districts within the city, guest houses 39 
are classified as a Conditional Use Permit (CUP).  40 

Since CUPs are administrative in nature, meaning they apply existing zoning codes rather than creating 41 
new ones—approval should be granted if the applicant meets the required standards. It is rare for a 42 
conditional or permitted use to be denied. If there are detrimental effects of the proposed use, the 43 
designated land use authority can apply conditions to mitigate these perceived impacts.  44 

 45 
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Proposed Process Change 1 

Each CUP application for a guest house must demonstrate compliance with a specific set of standards (see 2 
attached). Recently, city staff reviewed this approval process and recommended removing the 3 
requirement for the Planning Commission to review the site plan, keeping the City Council as the sole 4 
approval authority. This change is intended to streamline the process as the Council focuses only on 5 
verifying compliance with the established standards. 6 

Alan Macdonald opened the Public Hearing.  There were no comments, and Alan Macdonald closed the 7 
Public Hearing. 8 

MOTION: Planning Commission member John MacKay moved to recommend approval of Ordinance 9 
2025-05, amending the standards for review related to guest houses as proposed. 10 

Susan Whittenburg seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion 11 
passed. 12 
 13 

Ayes:    Nays:   Excused   14 
                   Michelle Schirmer 15 
                   Troy Slade 16 
                   Greg Butterfield 17 
                   Susan Whittenburg 18 
                   Alan Macdonald 19 
                   John MacKay      20 
 21 

IV. COMMUNICATIONS  22 
Ryan Robinson said our next Planning Commission meeting will be on April 29th, due to conflicts on the 23 
third week. 24 
 25 
Susan Whittenburg gave a report on the Main Street Planning Meeting.  She said there were over one 26 
hundred people there with a lot of opposition to change in Alpine and Main Street.  She said the first thing 27 
that needs to be done is something about the traffic on Main Street due to the school. 28 
 29 
Alan Macdonald said Alpine needs to decide if they are going to be a nimby city or a yimby city.  He said 30 
parents complain that there isn’t affordable housing for their kids, but they also don’t want that kind of 31 
housing in Alpine.   32 
 33 
Greg Butterfield said you need to live here and understand the area if you want to make a change.  He said 34 
you need to have multiple town hall meetings to get feedback. 35 
 36 
Susan Whittenburg asked how Main Street improvements would be paid for because residents are not going 37 
to want higher taxes.  Ryan Robinson said we could apply for grants or through development and said we 38 
could look at impact fees.  The Planning Commission said that some people may want to donate to the 39 
project as well. 40 
 41 
Greg Butterfield said we really need to look at aesthetics in the Gateway Historic. 42 
 43 
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Troy Slade said he agreed that we need to have more input than just a couple of meetings before going 1 
forward with something.  Ryan Robinson said we are putting a survey together to get more responses from 2 
the residents. 3 
 4 
Ryan Robinson said we are looking at options for moderate income housing.  We are not looking at 5 
apartment buildings but at other missing housing options. 6 
 7 
V. APPROVAL OF PLANNING COMMISSION MINUTES: March 4, 2025  8 
 9 
MOTION: Planning Commissioner Susan Whittenburg moved to approve the minutes for February 18, 10 
2025, as written. 11 
 12 
Michelle Schirmer seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion 13 
passed.  14 

      15 
      Ayes:    Nays:   Excused: 16 

                   Michelle Schirmer              17 
                   Troy Slade 18 
                   Greg Butterfield 19 
                   Susan Whittenburg 20 
                   Alan Macdonald 21 
                   John MacKay 22 
                      23 
MOTION: Planning Commissioner       moved to adjourn the meeting. 24 
 25 
 Troy Slade seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  26 

      Ayes:    Nays:   Excused      27 
      Michelle Schirmer 28 
      Troy Slade 29 
      Greg Butterfield 30 
      Susan Whittenburg    31 
      Alan Macdonald 32 
      John MacKay 33 
        34 

The meeting was adjourned at 6:56 p.m.   35 
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