
 

 

 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah will hold a Public Meeting 
 on Tuesday, June 3rd, 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: Susan Whittenburg    

 
II. REPORTS AND PRESENTATIONS  

A. None  
 

III. ACTION/DISCUSSION ITEMS: 
A. Public Hearing: Expansion of the south parking lot in Lambert Park 
B. Public Hearing: Proposed Code Amendment Alpine Development Code Section 3.22 

Discontinuance or Abandonment of Nonconforming Uses. 
C. Public Hearing: Amendment to Alpine Development Code Title 3.01 Definitions to add a 

definition for "Adjacent Lot." 
 
  

IV. COMMUNICATIONS  
 

V. APPROVAL OF PLANNING COMMISSION MINUTES:  
 

A. May 20th, 2025 
B. April 29th, 2025 

 
                
ADJOURN      
 
      Chair Alan MacDonald  
      May 30th 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: Consideration for the Expansion of the Lambert Park South Parking 
Lot 

 
FOR CONSIDERATION ON: June 3rd 2025 
 
PETITIONER: Alpine City Trails Committee    
 
ACTION REQUESTED BY PETITIONER: Recommend approval of the 

expansion of the South Parking 
Lot at Lambert Park 

      
BACKGROUND INFORMATION:  
 
At the last City Council meeting, the possibility of expanding the south parking lot at 
Lambert Park was discussed.  Council members requested additional information prior to 
giving staff direction on the proposed project.  Following is a brief analysis from our city 
attorney, Steve Doxey, outlining the approvals required for expansion of an unpaved 
parking lot in Lambert Park:  
 

1. The Lambert Park Conservation Easement does not prohibit the expansion of the 
parking lot nor require special approval. Section 5.A(2) of the conservation 
easement reserves the City's "right to identify, maintain, reroute, relocate, 
improve, and construct . . . trailhead parking areas in the park] for the benefit of 
the public." 

2. The management plan attached to the conservation easement has a similar 
provision. 

3. The conservation easement does require unanimous approval of any amendment 
to the management plan that would involve the addition or expansion of a paved 
parking area (see Sections 5.B and 5.D; see also Management Plan, Section 
8).  But I understand that neither the existing parking nor the proposed expansion 
involves any paved parking. 

4. DCA 3.16.040.2 provides: 
a. Land included in these parks shall not be materially changed, improved, 

altered, disposed of in any manner or used for any other purpose except 
after a recommendation of the Planning Commission following a public 
hearing and by a super majority vote of the City Council (4 positive votes 
out of 5 City Council members are required). A material change shall 
include, but is not limited to, a change to the park’s present and essential 
defining characteristics, creation of or improvement of roadways or 
parking lots within the park (emphasis added). 

 
Based on these provisions, I believe the city council should refer the proposed parking lot 
expansion to the planning commission for a public hearing and recommendation.  The 
council would then have to approve the expansion by a supermajority vote. 
 
The Planning Commission has the responsibility of holding a public hearing regarding 
the expansion of the south Lambert Park Parking lot.  



 
Attached is a concept of what the expansion of the parking lot could look like. 
 
PUBLIC NOTICE:  
A public hearing is required to be held as part of the review by the Planning Commission.  
 
 
STAFF RECOMMENDATION: 
Review the requirements to expand the south parking lot at Lambert Park and the concept 
plan.  Make a recommendation to the Council based on findings from the Planning 
Commission to approve or deny this application.  

 
 
 
 
 

 
SAMPLE MOTION TO APPROVE 
I move to recommend approval of the expansion of the Lambert Park South Parking Lot 
as proposed.  
 
SAMPLE MOTION TO APPROVE WITH CONDITIONS: 
I move to recommend approval of the expansion of the Lambert Park South Parking Lot 
as proposed with the following conditions/changes: 

• **insert additional findings**  
 

SAMPLE MOTION TO TABLE/DENY: 
I move to recommend the expansion of the Lambert Park South Parking Lot as 
proposed be tabled/denied based on the following: 

• **insert finding** 
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ALPINE CITY PLANNING COMMISSION 
AGENDA 

 
SUBJECT: Code Amendment Regulating Nonconforming Uses 

FOR CONSIDERATION ON: June 3rd, 2025 

PETITIONER: City Staff  
 

ACTION REQUESTED BY PETITIONER: Recommend Approval of Proposed 
Amendment.  
 
REVIEW TYPE: Legislative 

 
BACKGROUND INFORMATION: 
The Current Alpine City Code regarding nonconforming uses allows a nonconforming building, 
structure, or use to be considered legal nonconforming (grandfathered in) for up to two years after 
abandonment or discontinued use. This amendment is to change the length of time from two years 
to one. This is in alignment with the standards found in Utah State Code 10-9a-511.  
 
ALPINE CITY CODE: 
● Alpine Development Code 3.22.090 

 
GENERAL PLAN: 
● N/A  

  
PUBLIC NOTICE:  
A public hearing is required by the Alpine City and State of Utah Codes. A hearing is scheduled as part of the 
review 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 as well as the current city code and 
policies. A decision for approval or denial should be based on those criteria. 
 

SAMPLE MOTION TO APPROVE: 
I move to recommend approval of the proposed code amendment to section 3.22.090 

Discontinuance or Abandonment as proposed.  
  
SAMPLE MOTION TO APPROVE WITH CONDITIONS: 
I move to recommend approval of the proposed code amendment to section 3.22.090 

Discontinuance or Abandonment as proposed with the following conditions/changes: 
**insert additional findings** 

 
SAMPLE MOTION TO TABLE/DENY: 
I move to the proposed code amendments be tabled/denied based on the following: 

**insert finding** 
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SECTION 1: AMENDMENT “3.22.090 Discontinuance Or Abandonment”
of the Alpine City Development Code is hereby amended as follows:

A M E N D M E N T

3.22.090 Discontinuance Or Abandonment

A non-conforming building or structure or portion thereof, or a lot occupied by a non-
conforming use which is, or which hereafter becomes, abandoned or discontinued for a
continuous period of one two (12) years or more shall not thereafter be occupied, except by a
use which conforms to the regulations of the zone in which it is located. Provided, the City
Council may, upon appeal, authorize the re-establishment of a non-conforming use which as
been discontinued for a period longer than provided herein, where the weight of evidence
clearly shows that the owner had no intention to terminate the non-conforming use and that the
longer period of discontinuance was beyond the control of the owner.

(Amended by Ordinance 2015-03 on 03/24/15)



ALPINE CITY PLANNING COMMISSION AGENDA 
 

SUBJECT: Code Amendment- Adjacent Lot Definition  

FOR CONSIDERATION ON: Just 3rd, 2025 

PETITIONER: City Staff  
 
ACTION REQUESTED BY PETITIONER: Approval of Code Amendment  

 
REVIEW TYPE: Legislative  

 
BACKGROUND INFORMATION: 
A recent application brought into question the lack of a definition for an adjacent lot. An adjacent lot 
is mentioned when it comes to noticing requirements, lighting, off-street parking, and other zoning 
requirements. This code amendment is meant to define an adjacent lot that can be used when 
identified in the Alpine Development Code.  

 
ALPINE CITY CODE: 

• Alpine Development Code 3.01.110 Definitions  
 

GENERAL PLAN: 
• N/A  

  
PUBLIC NOTICE:  
A public hearing is required to be held as part of the review 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 as well as the current city 
code and policies. A decision for approval or denial should be based on those criteria. 
 
SAMPLE MOTION TO APPROVE: 
I move to recommend approval of the code amendment to Section 3.01.110 Definitions to 
include Adjacent Lot as proposed.  

 
SAMPLE MOTION TO APPROVE WITH CONDITIONS: 
I move to recommend approval of the code amendment to Section 3.01.110 Definitions to 
include Adjacent Lot as proposed with the following conditions/changes: 

• **insert additional findings** 
 

SAMPLE MOTION TO TABLE/DENY: 
I move to recommend the proposed code amendment be tabled/denied based on the following: 

• **insert finding** 
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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.

LOT, ADJACENT. A lot or parcel of land that shares all or part of a common lot line or
boundary with another lot or parcel of land or that is directly across a public street or right-of-
way.

LOT, CORNER. A lot abutting upon two (2) or more streets at their intersection or upon two
(2) parts of the same street, such streets or parts of the same street forming an interior angle of
less than one hundred thirty-five (135) degrees.

LOT, DOUBLE FRONTAGE. A lot where the front and rear lot lines both front on a street.
See figure provided for “LOT, CORNER”.

LOT, FLAG. A lot of irregular configuration in which an access strip (a strip of land of a
width less than the required lot width) connects the main body of the lot to the street frontage.

LOT, INTERIOR. A lot other than a corner lot. See figure provided for “LOT, CORNER”.

LOT LINE ADJUSTMENT. A relocation of a lot line boundary between adjoining lots or
between a lot and adjoining parcels in accordance with §10-9a-608 of Utah State Code (as
amended) whether or not the lots are located in the same subdivision and with the consent of
the owners of record. Lot line adjustment does not mean a new boundary line that creates an
additional lot or constitutes a subdivision. Lot line adjustment does not include a boundary line
adjustment made by the Utah Department of Transportation (UDOT).

MAJOR STREET PLAN. The most recently adopted "Alpine City Transportation Master
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ALPINE CITY PLANNING COMMISSION MEETING 1 
Alpine City Hall, 20 North Main, Alpine, UT 2 

April 29, 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, John MacKay, Susan Whittenburg, Jeff Davis 11 
Excused: Greg Butterfield 12 
Staff: Ryan Robinson, Marla Fox 13 
 14 
Others: Robert Hanson, Andy Spencer, Dick DeGroot, Erik Heras, Polly Spencer, Bill Kirkpatrick, 15 
Ardice Lorscheider, Janette Kennedy, Heidi Smith, Greg Young, Brent Boulter, 16 
Cindy Boulter, John Nash, Angelica Nash, Bob Schirmer 17 
 18 
 B.  Prayer/Opening Comments: John MacKay 19 
 C.  Pledge of Allegiance: Troy Slade 20 
 21 
II. REPORTS AND PRESENTATIONS 22 
None 23 
 24 
III. ACTION ITEMS 25 
 26 

A. Public Hearing: Code Amendment to Chapter 3.07 Business/Commercial Zone to Allow 27 
Light Manufacturing as a Conditional Use in this Zone. 28 

Ryan Robinson said an application has been submitted to allow manufacturing uses in the Business-29 
Commercial Zone as a Conditional Use. Currently, this zone only permits manufacturing uses that are part 30 
of a retail store and only if they are integral to and incidental to the retail operation. 31 

Several other uses within the B-C Zone include additional standards as part of the review process. This 32 
proposal includes similar standards, modeled on those used in other communities and tailored to address 33 
concerns that have arisen from previous manufacturing operations. 34 

Historically, manufacturing activities have occurred in this zone, for example, candy production and 35 
mattress manufacturing. However, because no manufacturing business has maintained a valid business 36 
license for more than two years, these uses are no longer considered legally nonconforming. 37 

By adding specific standards and requiring manufacturing to be approved through a Conditional Use 38 
Permit, the City can better mitigate the potential negative impacts of such uses in the Business-39 
Commercial Zone. 40 

A definition for light manufacturing has also been created to add to section 3.01.110 Definitions of the 41 
Alpine Development Code. Any proposed use would need to meet the definition in order to be allowed. 42 
Two-Public hearings will be held but the items are so connected only one staff report has been created.  43 

Alan Macdonald asked what the benefits would be to the city to add light manufacturing back into Alpine.  44 
Ryan Robinson said some employees could be from Alpine providing jobs for them.  Also, the employees 45 
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could buy gas or lunch at the Junction supporting that business.  He said because Alpine is so far off from 1 
the freeway, manufacturing companies may not want to come here because logistically, it’s more difficult 2 
to get trucks in and out. 3 
 4 
Ryan Robinson said there are cons to adding light manufacturing to this area.  Usually, these types of 5 
businesses are on the outskirts of town far away from residential houses.  Here in Alpine, the main 6 
manufacture in town has been next to residential homes.  He said he has spoken to some of the residents, 7 
and they have not liked the noise, smoke, and traffic from large trucks going in and out of there. 8 
 9 
Alan Macdonald asked why this was brought forward and on the agenda.  Ryan Robinson said Tony Pearce 10 
is a resident and owns the building where Purple Mattress used to be.  This building in the past had a 11 
conditional use for light manufacturing but lost that as the building has not been used in more than two 12 
years.  Mr. Pearce would like the conditional use added back in so another company can come into the 13 
building and use it for manufacturing purposes. 14 
 15 
Alan Macdonald said the building would be more marketable if the ordinance was amended to include light 16 
manufacturing.  Ryan Robinson said that is correct.  Susan Whittenburg asked if the building was built for 17 
manufacturing. Ryan Robinson said that building was built for manufacturing, so the inquiries about the 18 
building are for manufacturing. Troy Slade asked if that building was previously zoned for light 19 
manufacturing and then that went away.  Ryan Robinson said the building was built in 1990 and at some 20 
point, light manufacturing was a permitted use and for some reason it was taken out, or that use was there 21 
before we had the zones we have today which would have made it legal non-conforming. 22 
 23 
Jeff Davis asked if Ryan Robinson if we had any definitions from other cities on what light manufacturing 24 
is.  Ryan Robinson said he couldn’t find one definition that was great that he could say that’s the one.  Jeff 25 
Davis said his definition would be products that are manufactured for personal or household use.  He also 26 
said that manufacturing businesses will have additional requirements for discharge, or waste water, and 27 
other guidelines that they have to follow.  He said this might not prohibit them but just be aware that there 28 
will be other requirements for manufacturing businesses. 29 
 30 
Ryan Robinson said if we were to add light manufacturing the business would have to meet all the standards 31 
and conditions to mitigate any detrimental impact.  Jeff Davis said some businesses would have levels of 32 
compliance that would have to be met and get permits for discharge. 33 
 34 
Alan Macdonald opened the Public Hearing. 35 
 36 
Andy Spencer, resident 154 N 200 E, said the land use decisions that you make will outlive all of you and 37 
all of us in the room.  When a decision is made on land use that decision is there for a long time.  He said 38 
the Purple building used to be the candy factory, and he believes that business just started before there was 39 
a land use code.  He said the city took that use away and now we must ask if the use was brought back, 40 
would it be good for our community.  From a transportation standpoint, these sites tend to be heavy on 41 
employees and transporting goods.  These types of businesses flourish when they are next to freeway 42 
interchanges. Alpine cannot provide good transportation access.  Mr. Spencer asked the Planning 43 
Commission to not approve light manufacturing in Alpine. 44 
 45 
Chase, resident 115 N 200 E, said we need to consider how the neighborhood has changed because since 46 
the Purple building has closed, we have a lot of little children that have moved within a few blocks of this 47 
building.  He said he has witnessed large semi-trucks coming down his street at fast speeds and they can’t 48 
stop quickly if a child runs out.  He asked the Planning Commission to deny the request based on the 49 
changes to the neighborhood. 50 
 51 
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Polly Spencer, resident 154 N 200 E, said she has lived in Alpine her whole life and said the Purple building 1 
used to be a candy and ice cream shop and has been around since the early 1970’S.  The building added on 2 
when Kencraft took over and when the candy making process started.  Then it was Peppermint Place and 3 
the smells were nice: you woke up to cherry and orange smells and they employed a lot of people in the 4 
community. She said that part of it was wonderful, schools would come in for field trips to see how the 5 
candy was made and when they put the candy in your bag it was magical. 6 
 7 
Polly Spencer said when Purple came in, it was a totally different smell. She said she lives close to the 8 
building, and it was loud because the fans and motors would run continually all night long and there was 9 
an odor that we could smell from our home.  She said they were not sad when Purple left because there 10 
were a lot of cars that would park along 200 North all year long.  She said because of the noise and traffic, 11 
she asked the Planning Commission to not approve commercial businesses. 12 
 13 
John Nash, resident 135 N 200 E, said he has lived here for 20 years and remembers when the building was 14 
Peppermint Place.  He said he is not super excited about any manufacturing going back in the building 15 
because of the traffic it brings in.  He said he has witnessed large trucks trying to get through the intersection 16 
and other cars had to back up in order for it to get through.  He said he would like this to be considered 17 
because it is difficult to negotiate around these roads and with the school just down the street, plenty of kids 18 
walk through there.  He said the type of jobs that manufacturing would have would not be for high school 19 
kids so employees would be coming from out of town which would increase the traffic. He said our 20 
infrastructure doesn’t seem to be able to handle manufacturing.  Mr. Nash said the perks of living in Alpine 21 
go away when you live next to a business that produces smells and noise and traffic and for these reasons, 22 
he does not want to see something similar coming in. 23 
 24 
Alan Macdonald closed the Public Hearing. 25 
 26 
Susan Whittenburg said she is always concerned about traffic and bringing in long trucks because we are 27 
so limited with one way in and one way out. 28 
 29 
Alan Macdonald said a resident, or a business has the right to initiate this process and seek an amendment, 30 
or an ordinance change and that is why this is before us.  The reason the owner is bringing this forward is 31 
because he would like to sell the building and he is having a hard time selling because light manufacturing 32 
was removed as a conditional use within our ordinance.  He said it’s probably for good reason that it was 33 
taken out because if you build it, they will come.  He said we are not close to the freeway or railway and 34 
any materials coming in will require large trucks up and down Main Street and we already have congestion 35 
issues. 36 
 37 
Susan Whittenburg said we have had surveys on this and residents don’t want it and we are not suited for 38 
it.  Alan Macdonald said that building was legally non-conforming because of when the building was built 39 
but at this point, it has lost that status.  He said we need to consider if it is the best interest of Alpine  to 40 
reopen that door.   41 
 42 
Michelle Schirmer said when Purple was there, not only did employees park in the street they also parked 43 
in the church parking lot which was always a problem when there was double use.  She said she also doesn’t 44 
like to write code for just one entity and that’s what this seems like.  It must be for all of Alpine.  She said 45 
she doesn’t like conditional use permits because they only benefit the business owner and they don’t benefit 46 
the neighborhood. 47 
 48 
John Mackay said he was sensitive to the plight of the building owner who has a good degree invested, but 49 
it is clear that the city has outgrown the need or desire to have that.  He said this is a golden opportunity for 50 
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the city to take this back but will require the owner to come up with a different use because the city doesn’t 1 
need the problems that have been mentioned in the future. 2 
 3 
MOTION: Planning Commission member Susan Whittenburg moved to recommend Denying Ordinance 4 
2025-07 to include light manufacturing as a conditional use in the Business Commercial Zone. 5 

 Jeff Davis seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed. 6 
 7 

Ayes:    Nays:   Excused   8 
                   Michelle Schirmer      Greg Butterfield 9 
                   Troy Slade 10 
                   Susan Whittenburg 11 
                   Alan Macdonald 12 
                   John MacKay  13 
                   Jeff Davis    14 
 15 

B. Public Hearing: Code Amendment to Chapter 3.01 Definitions to add Light Manufacturing 16 
to the definitions. 17 

Ryan Robinson said Light Manufacturing means: Activities typically involve assembling, processing, 18 
warehousing or fabricating products in a manner that minimizes environmental impacts such as noise, 19 
emissions, or heavy traffic. 20 

MOTION: Planning Commission member Susan Whittenburg moved to recommend Denying Ordinance 21 
3.01 to add Definitions to Light Manufacturing. 22 
 23 
Jeff Davis seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed. 24 
 25 

Ayes:    Nays:   Excused   26 
                   Michelle Schirmer      Greg Butterfield 27 
                   Troy Slade 28 
                   Susan Whittenburg 29 
                   Alan Macdonald 30 
                   John MacKay  31 
                   Jeff Davis    32 
 33 

C. Public Hearing: Proposed Sculpture Garden located at Alpine City Hall/Fire Station Block. 34 
Ryan Robinson said the City has been approached by the Heritage Arts Foundation, led by Rob Hanson, 35 
along with residents of Alpine, to create a sculpture garden on the City Hall Block. The proposal has been 36 
presented to the City Council, and a Sculpture Garden Committee has been formed to assist in the 37 
planning process. This will help inform the Council’s decision to either move forward with or reject the 38 
proposal.  Ryan Robinson said the City Council created a committee, and they have nine members.  The 39 
requirement is that you must be an Alpine resident to be on the committee. 40 

According to Alpine Development Code 3.16.040, any material changes to city-owned property require a 41 
public hearing by the Planning Commission prior to City Council review. 42 

The Planning Commission is tasked with holding a public hearing and making a recommendation to the 43 
City Council. Relevant considerations for the Commission are outlined in Section 3.16.090 – Maintenance 44 
and Improvements to Public Lands. 45 
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 1 
Ryan Robinson said the committee has done a good job with providing the city with a site plan showing 2 
what they would like to do. He said they are not giving us anything that would not comply with the city 3 
code. 4 
 5 
Ryan Robinson showed on a map some of the things that the city has been working on in the city block.  6 
The outlined yellow part is where the proposed sculpture garden would go, the purple area is where they 7 
are looking to add a children’s library, and the red area is where the city is looking to expand the fire station.  8 
He said there is a lot going on on this block right now and that is why this committee was formed, and we 9 
have had so many hearing on it lately. 10 
 11 
Ryan Robinson said the yellow area will primarily be a Dennis Smith themed sculpture garden.  Dennis 12 
Smith is an artist that was born and raised in Alpine and his artwork would be a major part of the garden. 13 
 14 
Michelle Schirmer asked if any sports were being played on the grass section of this block.  Heidi Smith, 15 
with Alpine City, said a couple of young soccer teams and women’s lacrosse use that field. 16 
 17 
Ardice Lorscheider, 49 S 600 E, said she is a member of the Heritage Arts Foundation, and the city asked 18 
us to put together a community board and we have been meeting for several months now.  Bob Hanson 19 
represents the Heritage Arts Foundation, and we have Emily Brooks Waymant and are very fortunate to 20 
have her.  She’s a landscape designer that has been trained at Oxford and has been recognized in 21 
Architectural Digest and is one of the best. 22 
 23 
Ardice Lorscheider said their whole purpose was to come together to create a beautiful place for the 24 
community to gather that represented our heritage, what we believe in, and who we are.  We want a place 25 
that we can pass on to the next generation. 26 
 27 
Emily Brooks Waymant, landscape designer, said she loves the Alpine community and the history behind 28 
it and said she tried to incorporate into the design a historical significance.  She said she is trying to bring 29 
in sculptures that have a historical history to Alpine and to create a space where all generations will feel 30 
welcome. We want to create a place where children can play in water, a place for swings and picnic tables, 31 
and a pavilion where you can have gatherings. She said there will be cobblestone pathways that you can 32 
take a walk on, and people can pay to have their name on them.  She said there will be columns and a gate 33 
to create a special, unique place to come gather. 34 
 35 
Robert Hanson, Heritage Arts Foundation, said this has always been planned to be funded by the private 36 
sector.  He said they have spent a lot of time talking about the plants which are low maintenance, natural 37 
and appropriate for the area.  He said they know that there are still a lot of decisions that have yet to be 38 
made about the fire station and how the fire engines will pull in and out, so they are all about being flexible.  39 
He said they believe this will be a beautiful asset for the people of Alpine and celebrate our history and 40 
future and past generations. 41 
 42 
Alan Macdonald asked Robert Hanson to tell them about the funding and the financing.  Robert Hanson 43 
said he has worked for thirty-five years in fundraising and his biggest project in Utah was the science 44 
building at UVU.  He said he has raised over $130,000,000 in various projects and what they do is make 45 
public art that has significance available to the public. 46 
 47 
Alan Macdonald asked what the safeguards are if funding runs out and the project isn’t finished, and the 48 
city gets left with a project that is half done.  Robert Hanson said we can approach this in a variety of ways. 49 
We can secure the funding and if the funding is there, we move forward.  He said that is how he has always 50 
done projects.  He said they don’t want to make commitments and then under deliver in any way.  He said 51 
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there is some flexibility regarding the number of pieces that could be placed here.  He said we have a plan 1 
with a certain amount of sculptures that can be modified here and there.  Currently the budget is between 2 
3.4 and 3.8 million and that is not a small figure but would include the landscaping and everything that 3 
would be brought in like the cobblestones are meant to last. 4 
 5 
Alan Macdonald asked if the sculptures would be the property of the sculptor Mr. Smith or would they 6 
become the property of the city.  Mr. Hanson said they would become assets of the city.  He said the city 7 
can’t use the sculptures in any commercial way, and if you do, an arrangement has to be made with the 8 
artist. 9 
 10 
Susan Whittenburg said the City Council had concerns about how this would work with the fire station and 11 
wanted to know if those issues got worked out.  Mr. Hanson said he thought an RFP was going to be done 12 
and get feedback from potential builders to build out that space and propose where the drive would go.  13 
Ryan Robinson confirmed that an RFP would be done and then a contractor chosen from that to meets the 14 
criteria. 15 
 16 
Jeff Davis asked what the separation would be: is it a wall, or bushes, or a fence.  Robert Hanson said they 17 
proposed a hedge.  Susan Whittenburg asked with other projects what has been successful with security 18 
from vandals.  Mr. Hanson said they would keep the art away from the roads and feels like it would be safe 19 
because of where it would be located.  He said they also install cameras and that tends to dissuade a lot of 20 
that. 21 
 22 
Jeff Davis asked if the city parks department would be in charge of the maintenance.  Mr. Hanson said the 23 
statues need cleaning and waxing twice a year and he may be able to get some help with that from the Utah 24 
Historical Society.  He said they are hoping to minimize landscaping clean up with the plants that are 25 
planted. 26 
 27 
Alan Macdonald opened the Public Hearing. 28 
 29 
Andy Spencer, 154 N 200 E, said he is appreciative that this project won’t cost the city any money.  He 30 
said this project will need long-term maintenance and we need to make sure that it is something our parks 31 
department can handle.  He said it is very important that we preserve as much open space as we can.  There 32 
are a lot of pick-up plays that go on in that park and he understands the need to update the fire station but 33 
doesn’t want to put the cart before the horse.  Meaning that we need to see how the new driveway to the 34 
fire station is going to function and then it can be planned around as well as leaving open space for open 35 
play to use.  Mr. Spencer said we already have a sculpture garden and it’s in an appropriate place.  He said 36 
we also have other amazing artists in Utah and if we are going to have a sculpture garden, we should use 37 
some other artist which includes some that live here in Alpine.  He said he doesn’t understand why this is 38 
being catered to one artist.  He said he believed that land was donated to the city for a park and would like 39 
to preserve that open space. 40 
 41 
Robert Hanson said the committee has talked about adding other artists work but wanted to focus on Dennis 42 
Smith and said this doesn’t have to be the only art park in Alpine.  He said they have reached out to Adonis 43 
Bronze because they have quite a bit of inventory and those art pieces would be acquired at a significant 44 
discount.  He said they went that way because of the cost savings. 45 
 46 
John Nash, 135 N 200 E, said the park gets used a lot and there are other maintenance issues that need to 47 
be addressed first.  He said the lighting throughout the whole area is on the fritz.  He asked who is going to 48 
maintain this new infrastructure, and what happens if funding dries up.  He said he questions the need for 49 
another art park when we already have one.  He said maybe a small portion would be okay, but wouldn’t 50 
want to see it cutting into the park and said that would be more of a detriment than a benefit long term. 51 
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 1 
Alan Macdonald closed the Public Hearing. 2 
 3 
Alan Macdonald said we’ve had a good presentation with a group that will bring in money for the project 4 
along with a renowned artist to provide the artwork and a very renowned landscape architect will be doing 5 
all the design and would preserve quite a bit of the open space for soccer and lacrosse. There are still some 6 
things to be determined because we’re not quite sure what’s going to happen with the fire station 7 
construction and this all has to play second fiddle to that. 8 
 9 
Alan Macdonald said a few months ago, we had the Children’s Library come and do a proposal and I think 10 
we all said “Okay, looks great, Let’s see what happens.”  He asked what it is that we are supposed to 11 
recommend to the City Council at this point because we don’t know how concrete this proposal is when it 12 
is subject to what happens with the construction of the fire station. 13 
 14 
Ryan Robinson said when they’re adding sculptures, new landscaping and different things like that, it’s a 15 
material change to the park, and we have to run it through a Public Hearing.  We’ll probably come back 16 
with the fire station when that is ready and do the same thing because they will be adding new material to 17 
the building.  He said it is his understanding that they will redo the driveway and it’s either going to come 18 
across 100 North or Center Street.  This is one of the things they are looking at because they want to be 19 
able to get the fire engines out as efficiently and safely as possible.  So tonight, we are only looking at the 20 
sculpture garden and the recommendation could be subject to a final design approved for the fire station. 21 
 22 
Alan Macdonald said before the Heritage Art Foundation goes out and raises the money, there needs to be 23 
some adoption by the city.  He said he understands that Alpine is not on the scale of a Paris or Athens where 24 
there are sculptures and fountains and amazing things around every corner.  However, he thinks most of us 25 
would enjoy a mostly free garden as long as we could incorporate the library, fire station and grass park. 26 
 27 
Ryan Robinson said the motion could include a recommendation subject to the final design of the fire 28 
station, and from the library.  He said this is a unique situation where we have four separate uses for this 29 
city block all vying for that space.  He said everyone has been great to work with but the first priority is the 30 
fire station. 31 
 32 
Troy Slade said he would give this a thumbs up. 33 
 34 
Michelle Schirmer asked if the current fire station is staying the same and a new part will be built on the 35 
East side.  Ryan Robinson said they are going to add an east wing that will include new bedrooms and a 36 
living space.  He said their current living space is going to be a community senior center with one big open 37 
room.  He said the fire trucks will stay in the middle and that’s why the driveway has to swing off of 100 38 
North or Center Street.  So the open space may be cut in half by the remodel of the fire station, and it doesn’t 39 
look like the sculpture garden will encroach into the playground open space. 40 
 41 
Angelica Nash, 135 North 200 East, said her family uses the park area quite a bit and mostly the red area 42 
because they don’t want to go down to Creekside Park.  She said she would like to keep the park open so 43 
they can still enjoy that area. 44 
 45 
Ardice Lorscheider, 49 South 600 East, said the detailed plans that Emily made for the art sculpture park 46 
between what is proposed for the children’s library we have proposed to do an old-fashioned water pump 47 
that the kids could play in kind of like a splash area and also other activities that the children can do.  She 48 
said the plans are a bit of work in progress, but they are thinking of the whole family and the children. 49 
 50 
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Ms. Lorscheider said there was originally a fort in this area, and they would like to duplicate something 1 
similar to that in honor of the forts that people lived in when they first came here.  She said they want to 2 
duplicate an original bench that was once here and place it in the garden.  She said they are trying to bring 3 
things of significance here that represent our history and not new things that don’t mean anything. 4 
 5 
John MacKay said he hasn’t seen enough to know how the finalized plans are and said he feels 6 
uncomfortable recommending something he hasn’t seen for the fire station.  He said really the only thing 7 
we could recommend is the space in yellow would be used for the sculpture garden. 8 
 9 
Ryan Robinson said what’s being proposed is just the yellow area so what we are acting on tonight is 10 
recommending the designated area found in the outlined yellow for the sculpture park.  John Mackay said 11 
he was good with recommending that. 12 
 13 
Ryan Robinson said we’ll come back with the fire station when it gets more hammered out and then if the 14 
children’s library comes back with a plan, we’ll look at those separately.  He said all of this will be subject 15 
to the needs of the fire department. 16 
 17 
Susan Whittenburg said everything is so contingent on other stuff and she feels bad that so much detail has 18 
been put into this that she hopes it can come to fruition. 19 
 20 
Alan Macdonald asked what the timeline was for the fire department.  Ryan Robison said we have the RFP 21 
ready for the City Council to look at, but the issue is that the city has never gone through the CMG GC 22 
process before.  He said it’s a little different than what we do.  Basically, they run the process of it with us 23 
as a partner.  Once the RFP goes out, we’ll be able to pick a contractor and an architect that can help it 24 
move along. 25 
 26 
Ryan Robinson said we’ve been working an architect to get some concepts down but need to wait for the 27 
RFP to go out so we can select a general contractor. 28 

MOTION: Planning Commission member John MacKay moved to recommend approval of the proposed 29 
site plan to the City Hall Block Park subject to the design needs of the fire station construction. 30 

Susan Whittenburg seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion 31 
passed. 32 
 33 

Ayes:    Nays:   Excused   34 
                   Michelle Schirmer      Greg Butterfield 35 
                   Troy Slade 36 
                   Susan Whittenburg 37 
                   Alan Macdonald 38 
                   John MacKay  39 
                   Jeff Davis    40 
 41 

D. Action Item: Off-Street Parking Exception Request 645 S Alpine Highway 42 
Ryan Robinson said Cherry Hill Farms at Burgess Orchards currently operates a produce stand located at 43 
625 S Alpine Highway. The lot to the east, across from Bateman Lane (491 S Alpine Highway), was 44 
purchased to add additional parking spaces. 45 
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According to Alpine Development Code 3.24.020 – Parking Lot Characteristics, specific conditions must 1 
be met for off-street parking approval. However, exceptions may be granted if the applicant addresses these 2 
conditions adequately. 3 

The applicant seeks exceptions to the following requirements: 4 

● Surface Material: Rather than paving with asphalt or cement, the applicant proposes using a 5 
hard-packed surface, similar to their existing main parking lot. 6 
 7 

● Striping: Parking spaces will be designated by wheel stops instead of painted lines. 8 
 9 

● Lighting: No additional lighting is proposed, as their current Conditional Use Permit (CUP) 10 
requires the stand to close at sunset. 11 

As required by Alpine Development Code 3.24.030, the applicant has submitted a separate document 12 
addressing these exception standards: 13 

● The unique nature of the lot configuration or use justifies the exception. 14 
 15 

● No historically significant structures or natural features will be removed or altered. A structure is 16 
considered historic if it is over 100 years old or listed on a federal, state, or local historical 17 
registry. 18 
 19 

● The exception will not adversely affect public health, safety, or welfare. 20 
 21 

● The design includes adequate measures to mitigate any potential adverse effects caused by the 22 
exceptions. 23 

The applicant is also requesting an exception under Alpine Development Code 3.24.060 – Location of 24 
Required Off-Street Parking. To be granted, the following conditions must be met (addressed in a memo 25 
submitted by the applicant): 26 

● The parking lot and the lot it serves are under the same ownership. If not, a legally binding 27 
agreement (e.g., easement, lease, or covenant) recorded with the Utah County Recorder’s Office 28 
must be provided. 29 
 30 

● All off-site parking spaces must be on an adjacent lot or within 200 feet of the main use, 31 
measured across or along a public street. 32 
 33 

● Safe, accessible pedestrian routes must be provided between the parking area and the main use. 34 
This may include ADA-compliant sidewalks, lighting, and marked crosswalks. 35 
 36 

● A traffic and parking site plan must demonstrate that off-site parking will not cause undue 37 
congestion or negatively affect nearby residential areas. 38 

 39 
Ryan Robinson said staff have talked about pedestrian safety and recommend adding signs on the East side 40 
of Bateman Lane.  The recommendation is every fifty feet to show no parking along the lot they own.  We 41 
ask that the signs have the Alpine logo on them because if it comes from the city, it’s enforceable and the 42 
police officers can write tickets.  He said there’s also language in there for parking lots that are abutting 43 
residential property, and they need to show fencing, a masonry wall, or a solid visual barrier.  He said we 44 
need to see a fencing plan before this goes to City Council, and a sign that says no produce parking past 45 
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this point up on the corner by Cascade.  He said the city engineer is working to identify potential crosswalk 1 
locations or other alternative routes for pedestrian crossing. 2 
 3 
Ryan Robinson showed on a map the new proposal being submitted which would include an additional 4 
twenty five parking spots and shows that it is within 200 feet of the structure.   5 
 6 
John MacKay asked why the area to the north of the driveway is excluded from parking.  Ryan Robinson 7 
said parking has to be on the same lot as the business or on an adjacent lot within 200 feet.  John MacKay 8 
asked if there have been changes to the parking at the existing business.   9 
 10 
Ryan Robinson said not to his knowledge.  He said we’re not looking at their existing parking, we’re looking 11 
at the parking across the street, but they went above and beyond the required parking on their current lot.  12 
Our ordinance states that they have to provide sufficient off-street parking for clients, customers, and 13 
employees.  They were required to have thirteen spaces, and they have twenty-one. 14 
 15 
Michelle Schirmer asked if they could reduce parking.  Ryan Robinson said if they did, they would be in 16 
violation of the code.  17 
 18 
Alan Macdonald said that was a good point.  He said they are operating under a conditional use permit and 19 
can maintain that conditional use permit as long as they are in good standing and compliant with the 20 
conditions that the city has required.  He said one of those is traffic and safety concerns and that’s been the 21 
big issue.  He said Jecco Farms, because of the popularity of their peach shakes and other products, need to 22 
figure out how to mitigate the traffic hazard they’ve created.   23 
 24 
Alan Macdonald said Jecco Farms need to solve that or risk losing their conditional use permit.  He said 25 
they need more parking, and one spot is right there next to the fruit stand on the same property.  There are 26 
fruit trees there, but there is a lot of room to expand that does not require customers to walk across Bateman.  27 
The other option is to add parking to the lot across Bateman Lane which is within 200 feet of the structure.  28 
He said this is not the most elegant option and he understands that they don’t want to take out trees, but the 29 
trees were taken out to build their homes. 30 
 31 
Alan Macdonald said we need to determine if we want parking to go across the street or if we would like 32 
the business to figure out a way to keep the parking next to the building on the same property. 33 
 34 
Susan Whittenburg said she would take the loss of trees any day over the loss of a child.  She said she loves 35 
that the business has had success and thinks it’s awesome, but said we need to remember that this was 36 
supposed to be a fruit stand and now it’s an ice-cream place.  She wanted to know if any type of traffic 37 
study has been done on Bateman. 38 
 39 
Michelle Schirmer said the traffic is horrific, but has never heard of or seen Jecco Farms producing any 40 
kind of traffic report of how many people come in and out per hour, what’s the spillover, what’s the sale 41 
per hour, and said as far as she knows, there has been no study. 42 
 43 
Alan Macdonald said Ken Burg, and Engineer, sent a memo to Alpine City which states that safe and 44 
accessible pedestrian routes are provided between the alternative parking lot and the primary use.  This may 45 
include well-lit ADA compliant sidewalks, crosswalks or other features to ensure pedestrian safety.  Alan 46 
Macdonald said those are our requirements and the response from Jecco is a 4-foot-wide concrete sidewalk 47 
that is proposed from the off-site parking lot to the intersection of Bateman Lane and Alpine Highway to 48 
the crosswalk to ensure pedestrian safety.  He said the response from Jecco is they are going to send people 49 
down the sidewalk and over to a crosswalk where people will cross in both directions while cars are trying 50 
to turn left onto Bateman and turn right off of Alpine Highway.  He said they are going to stack up at certain 51 
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times of the day in the shoulder while pedestrians are crossing back and forth on the crosswalk.  He said he 1 
is not aware of any type of traffic plan, he said he’s just looking at the response of Jecco to our ordinance.   2 
 3 
Alan Macdonald said if you look at 3.24.030 Exception of Off-Street Parking Characteristics, the 4 
requirement is the exception will not adversely affect public health, safety, or welfare.  He said Jecco’s 5 
response is that the proposed exception does not adversely affect public health, safety or welfare.  The 6 
proposed off-site parking lot is to provide a safer parking area instead of the existing parking along the 7 
public street. 8 
 9 
Alan Macdonald said he agrees with that, but it totally ignores the fact that there’s still a lot of land between 10 
the homes and the fruit stand.  They would have to take out some trees, but then you’re not sending people 11 
down the sidewalk and across Bateman at all.  He said he understands why they don’t want to do that but 12 
are those reasons in the best interest of the City of Alpine and its residents. 13 
 14 
Jeff Davis asked if 25 parking spaces eliminate parking on Cascade and most of Bateman.  Michelle 15 
Schirmer said no, it will not cover it, especially if you take parking away from the north side of Bateman.  16 
You will basically only get about 15 parking spaces out of it when there’s up to 60 on the highway, Bateman 17 
and Cascade at peak times.  Jeff Davis said there have been 100 cars counted there at one point.  Alan 18 
Macdonald said certain times will have more cars, but not all hours are that busy. 19 
 20 
Michelle Schirmer said the topography and slope are steep on part of the new parking lot.  Retaining walls 21 
will need to be built because a six-foot fence will not help and will not provide the DeGroots, or my property 22 
any privacy.  Alan Macdonald said the fence has always been low.  Michelle Schirmer said that is correct, 23 
but it is one thing to have a low fence between neighbors, and another to have a low fence between a 24 
business or a parking lot on a residential lot.  She said when Ken Berg came to her house and showed her 25 
a drawing, it looked like the parking was going to be in the front and the home was the business. 26 
 27 
Alan Macdonald said that Michelle Schirmer was in a difficult position because she is a member of the 28 
Planning Commission but also a resident that lives next door to this.  He said it’s possible that in a few 29 
years, that property could have a business on it, so is it better to look at the back of a building, or an open 30 
parking lot.  Michelle Schirmer said she and her neighbors should be protected and our city code states 31 
privacy screening between a business and residential is required and a six-foot white vinyl fence doesn’t 32 
do it.  She said fences and retaining walls are important to protect residents from a business. 33 
 34 
Ryan Robinson said the retaining wall next to Annie Park that Michelle Schirmer was talking about had to 35 
go through the variance process with our Hearing Officer.  He said retaining walls can go up to nine feet 36 
tall and if they are going to be taller than that, you have to tier them. Michelle said in that case, the 37 
homeowner chose to pay for that wall because he was trying to flip the property, and the park was there 38 
first.  She said in this case, neighbors have been here for 24 years, and the parking lot is new.  For 24 years, 39 
residents have lived next to residents.  So now, to put in a parking lot without any protection in place for 40 
the homeowners except for a six-foot fence that may as well not even be there, is not providing privacy and 41 
screening. 42 
 43 
Alan Macdonald said we have a proposal for parking across the street.  He said we haven’t seen a plan to 44 
create additional on-site parking to the south of the building, which seems to be viable even though it is not 45 
the preferred option.  He said it is a good option that doesn’t require customers to park on the other side of 46 
Bateman or to walk across the street even in a crosswalk.  He said he would like to see an option and a 47 
rendering of what that would look like with sufficient parking to mitigate the issue. 48 
Joun MacKay said the question has already been asked and answered.  Jecco farms said they have the land 49 
for green belt status and they’re not going to interfere with that.  Alan Macdonald said that is a tax issue 50 
that is unique to Jecco farms and that’s not necessarily our consideration or the city’s consideration.  John 51 



12 
 

PC April 29, 2025 

MacKay said it won’t help to table this because they have already said they are not going to take trees out 1 
to add more parking on-site.  He said he agrees that 25 spaces will help, but will not solve the problem. 2 
 3 
Susan Whittenburg said if they were just selling apples and produce, we wouldn’t have this problem, Van 4 
Burgess sold what he grew.  Alan Macdonald said the citizens of Alpine like the peach shakes, but it’s not 5 
a fruit stand, it’s now a Dairy Queen.  He said if we can’t fix this problem, then the conditional use permit 6 
can be revoked if the safety issues, and nuisance issues just cannot be resolved.  If you’re going to sell 7 
peach shakes and a hundred cars are there, then it’s just not the location for it and the City Council will or 8 
will not make that conclusion. 9 
 10 
Jeff Davis asked Michelle Schirmer if she would like the motion to include a barrier.  She said there is 11 
nowhere else in Alpine where residential meets commercial like this.  She said she is concerned about the 12 
DeGroot property and said a six-foot fence will not cut it for safety and privacy. 13 
 14 
John MacKay said we need to determine what privacy screening means.  He said there is vegetation that 15 
can grow as tall as 20 feet or more.  Alan Macdonald said yes, but that would take 10 to 15 years to grow.  16 
Michelle Schirmer said a solid retaining wall with a fence on top is better than vegetation for screening and 17 
privacy and the back slope needs to be built up.  18 
 19 
The Planning Commission had a discussion about adding the additional parking lot and said something has 20 
to be done but were concerned for safety reasons. 21 
 22 
MOTION: Planning Commission member John MacKay moved to recommend approval of the off-street 23 
parking exception located at 645 S Alpine Highway, finding that it substantially meets all of the exception 24 
requirements specified in the Alpine City Code.  However, the existing design is insufficient to provide 25 
privacy screening to the residential properties adjacent to it. I recommend that additional landscaping and 26 
a retaining wall and fencing be built suitable to block the line of sight from adjoining properties. 27 

Jeff Davis seconded the motion.  There were 2 Ayes and 4 Nays (recorded below).  The motion did not 28 
pass. 29 
 30 

Ayes:    Nays:   Excused   31 
                   John MacKay   Michelle Schirmer Greg Butterfield 32 
                   Jeff Davis    Troy Slade 33 
                       Susan Whittenburg 34 
                        Alan Macdonald 35 
 36 
Alan Macdonald said even though this plan provides some parking, he doesn’t think this is the best solution.  37 
He said other than one person saying a crosswalk would be put in, he doesn’t think safety concerns have 38 
been addressed, or a traffic study been done.  He said there are more comprehensive plans that could have 39 
been presented to us but the applicant has chosen not to. H said he doesn’t think they have met the standard 40 
for the exceptions that are outlined in the off-street parking ordinance. 41 
 42 
Susan Whittenburg said the city is the one doing all the compromising.  She said we are trying to keep them 43 
in business by giving them a permit and we should ask them to reconsider doing something on their own 44 
property. 45 
 46 
Alan Macdonald said the applicants are happy to inconvenience the adjacent neighbors even if they 47 
encroach on their own views.  He said if they are going to sell a product that brings in 80-100 cars, then 48 
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they should find a solution on their own property.  He said he doesn’t’ think they’ve checked all the boxes 1 
to show exceptions to the off-street parking ordinance we passed a few months ago. 2 
 3 
Jeff Davis said this is being brought to us by Jecco Farms and they can say they tried.  Alan Macdonald 4 
said it is up to the City Council to decide if they want to continue with this or say we’re not going to renew 5 
the conditional use permit.  He said this is a classic negotiation with some willingness, but the proposal is 6 
not adequate to solve the issues we’ve had on Bateman and in the neighborhood, and on Alpine Highway 7 
that is caused by the popularity of the products being sold and the customers they are attracting. He said 8 
they have not shown the city a reasonable solution and there needs to be a little more compromise. 9 
 10 
Jeff Davis said we can all agree that it is not enough, but it will at least be something and make a small 11 
difference and maybe ends up being no cars parked on Cascade. 12 
 13 
Alan Macdonald said the obvious solution is to expand the parking lot to the south and in conjunction with 14 
that, a little more concern for the view corridor for the DeGroot and Schirmer homes.  He said the property 15 
exists to get all of those cars that want to patronize the fruit stand off the street.  He said he doesn’t think 16 
an adequate solution has been proposed to the city. 17 
 18 
MOTION: Planning Commissioner member Troy Slade moved to recommend Denying the Off-Street 19 
Parking exception located at 645 S Alpine Highway as proposed based on: 20 

1.  The proposal doesn’t address safety issues sufficiently.   21 
2.  It does not address privacy and screening sufficiently from the neighbors.   22 
3.  It doesn’t address sufficient additional parking. 23 

Susan Whittenburg seconded the motion. There were 4 Ayes and 2 Nays (recorded below).  The motion 24 
passed. 25 
 26 

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

E. Action Item: Guest House Request Mary Young 1831 N Fort Canyon Road 33 
Ryan Robinson said a proposal has been submitted to construct a guest house on the property located at 34 
1831 N Fort Canyon Road. The property is currently owned by Mary Young, who owns over 15 acres 35 
across various adjoining parcels near her primary residence. The neighboring parcel that will be closest to 36 
the proposed guest house is owned by Mary Young and due to the slopes on the lot, unlikely to ever be 37 
developed. The side yard has a 12’ setback as is required for a guest house and is over 30’ away from the 38 
main dwelling.  39 

This property is located within the CR-40,000 zone, where guest houses are permitted through a 40 
Conditional Use Permit (CUP). Additional standards for such uses are outlined in Section 3.23.060, 41 
"Review Conditions and Criteria for Certain Conditional Uses," of the Alpine Development Code. 42 



14 
 

PC April 29, 2025 

City staff have reviewed the application in accordance with Section 3.23 and found that the required 1 
standards have been met. Since guest houses are a conditional use within this zone, the City may impose 2 
additional conditions to mitigate any potential detrimental impacts of the proposed use. 3 

If the City Council approves this application, further review will be conducted by City staff and the 4 
Building Department for such things as setbacks, height of buildings, and building code requirements.  5 

Guest Houses (Ord. 94-06, 5/24/94). Guest houses may be allowed as a conditional use, upon approval of 6 
the designated land use authority and subject to compliance with the following: 7 

1. Guest Houses are listed as a conditional use within the zone. 8 
2. The lot or parcel upon which the guesthouse is proposed to be placed shall have a lot area of not 9 

less than five (5) acres. 10 
3. The guesthouse shall be located not less than 30 ft. to the rear of the primary dwelling and not 11 

closer than twelve (12) ft. to any side or rear property line. 12 
4. The water and sewer service shall be the same as for the principal dwelling. 13 
5. The hookup fees for a single-unit dwelling with a guest house shall be one and one- half (1 and 14 

1/2) times the rate for a single-family dwelling. 15 
6. The guesthouse shall be an integral part of the site plan for the principle dwelling and attendant 16 

lot area. Vehicular access to the guest house shall be over the same driveway as for the primary 17 
dwelling, unless a secondary driveway can be accessed from another public right of way. 18 

7. Prior to approval, a site plan showing the proposed location of the guesthouse and provision for 19 
utilities, vehicular access and other standards and conditions shall be submitted and approved by 20 
the Planning Commission. 21 

8. Any person desiring to construct a guest house shall convey to the City water rights in the amount 22 
of 1/2 acre foot. 23 

 24 

Ryan Robinson showed on a map where the property is located at the end of Fort Canyon Road.  He said 25 
the City Council may require the existing home and the new home to go on the city sewer system. 26 

MOTION: Planning Commission member Jeff Davis moved to recommend approval of a Conditional 27 
Use Permit for a guest house located at 1831 N Fort Canyon Road as proposed. 28 

John MacKay seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed. 29 
 30 

Ayes:    Nays:   Excused   31 
                   Michelle Schirmer      Greg Butterfield 32 
                   Troy Slade 33 
                   Susan Whittenburg 34 
                   Alan Macdonald 35 
                   John MacKay  36 
                   Jeff Davis    37 
 38 

F. Action Item: Double Frontage Lot Request Country Manor Lane and Bald Mountain 39 
Drive                                                                                                                                        40 

Ryan Robinson said an application has been submitted to consolidate three existing lots—578 N Country 41 
Manor Ln, 614 N Country Manor Ln, and 601 N Bald Mountain Drive—into a single lot. According to 42 
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Alpine Development Code Section 4.07.030 (Lots), all lots in a subdivision must have frontage on a 1 
public street.  2 

The same section prohibits the creation of double-frontage lots unless recommended by the Planning 3 
Commission and approved by the City Council. Section 3.01.110 (Definitions) defines a double-frontage 4 
lot as: A lot where the front and rear lot lines both front on a street. The proposed combined lot also 5 
creates a lot with more than five sides.  6 

This will also require an exception as allowed in Section 3.01.110 Definitions of a lot: LOT. A tract of 7 
land regardless of any label, that is created by and shown on a subdivision plat that has been recorded in 8 
the Office of the County Recorder. Lots shall be generally rectangular in nature and shall have no more 9 
than five sides without an exception being recommended by the Planning Commission and approved by 10 
the City Council; the front of a property, located at the front right of way, does not count against this 11 
requirement.  12 

The applicant is requesting approval to create a double-frontage lot from the parcels listed above. A 13 
single-family home currently exists at 601 N Bald Mountain Drive. This structure will be demolished, and 14 
a new residence will be constructed facing Country Manor Ln. The applicant has also proposed installing 15 
a fence with no access along the Bald Mountain Drive frontage. Historically, cities have discouraged 16 
double frontage lots due to concerns related to traffic and safety, aesthetics and urban design, and zoning 17 
complications.  18 

STAFF RECOMMENDATION: Given the applicant’s proposal to construct a fence along the Bald 19 
Mountain Drive frontage—effectively eliminating secondary access—staff does not have concerns with 20 
approving the proposed double-frontage lot as proposed. 21 

Susan Whittenburg said this is a beautiful spot but she’s concerned about walking along the frontage of 22 
Bald Mountain and all of a sudden there’s a big fence.  Greg Young, contractor, said the fence will be set 23 
back with trees in the font of it so it will look beautiful. 24 

MOTION: Planning Commission member Jeff Davis moved to recommend approval of the creation of a 25 
single double-frontage lot with more than five sides including the parcels at 578 N Country Manor Ln, 26 
614 N Country Manor Ln, and 601 N Bald Mountain Drive with this condition: 27 

1. Pull the fence back off the street and plant trees on the outside of the fence along Bald 28 
Mountain Drive. 29 

Troy Slade seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed. 30 
 31 

Ayes:    Nays:   Excused   32 
                   Michelle Schirmer      Greg Butterfield 33 
                   Troy Slade 34 
                   Susan Whittenburg 35 
                   Alan Macdonald 36 
                   John MacKay  37 
                   Jeff Davis    38 
 39 
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IV. COMMUNICATIONS  1 
Ryan Robinson said the next Planning Commission meeting will be held on May 20, 2025. 2 
 3 
Ryan Robinson said we hired a new City Engineer, Justin Judd, and he will start on May 8, 2025. 4 
 5 
V. APPROVAL OF PLANNING COMMISSION MINUTES: March 18, 2025  6 
 7 
MOTION: Planning Commissioner Troy Slade moved to approve the minutes for March 18, 2025, as 8 
written. 9 
 10 
 John MacKay seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  11 

      12 
      Ayes:    Nays:   Excused: 13 

                   Michelle Schirmer             Greg Butterfield 14 
                   Troy Slade 15 
                   Susan Whittenburg 16 
                   Alan Macdonald 17 
                   John MacKay 18 
                   Jeff Davis 19 
                      20 
MOTION: Planning Commissioner Susan Whittenburg moved to adjourn the meeting. 21 
 22 
  John MacKay seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  23 

      Ayes:    Nays:   Excused      24 
      Michelle Schirmer      Greg Butterfield 25 
      Troy Slade 26 
      Susan Whittenburg    27 
      Alan Macdonald 28 
      John MacKay 29 
      Jeff Davis 30 
        31 

The meeting was adjourned at 8:52 p.m.   32 
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ALPINE CITY PLANNING COMMISSION MEETING 1 
Alpine City Hall, 20 North Main, Alpine, UT 2 

May 20, 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 Co-Chairman Jeff 7 
Davis. The following were present and constituted a quorum: 8 
 9 

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

A. Action Item: Home Occupation, Swimming Lessons at 188 W Parkway Drive                        25 
Katie Edwards & Jen Wadsworth 26 

Ryan Robinson said because people come to the home, our code says the Planning Commission has to 27 
approve it.  He said Katie Edwards plans to do swimming lessons until the end of June.  Each lesson will 28 
be 30 minutes in length with one child per class starting at 9:00am and ending at 11:30am Monday through 29 
Thursday. 30 
 31 
Ryan Robinson said there is language in ordinance that states you can have one person that doesn’t live in 32 
the home, work at the business.  Katie Edwards would do the swimming lessons at Jen Wadsworth’s home.  33 
The language also states that the business must be inside the home, but the Planning Commission can grant 34 
an exception for swimming lessons or tennis lessons and things like that. 35 
 36 
Ryan Robinson said they have met all the requirements, but this is a conditional use so if you see any issues 37 
that need to be mitigated, we can attach conditions.  The pool is located at 188 W Parkway Drive by Burgess 38 
Park.  A Public Hearing is not needed for this to be approved. 39 
 40 
Ryan Robinson said we have asked for conditions to be added and are ones that they’ve said they would 41 
already do.  If more than one kid is in the class, we ask them to stagger the start times, so parking is not an 42 
issue.  He said they are only planning on doing lessons for three weeks and we did not put a timeline as a 43 
condition.  If they decided to extend the dates for their lessons, we wouldn’t see any issue with that. 44 
 45 
John MacKay said with a staggering condition, you are doubling the amount of time they would need to 46 
conduct their lessons.  Ryan Robinson said the stagger time could be reduced to 15 minutes. 47 
 48 
Jeff Davis asked if they had talked to their neighbors.  Ryan Robinson said he didn’t know if they had, but 49 
the way the city found out about it was because they have been advertising the swimming lessons on signs 50 
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throughout town. Our Code compliance Officer saw the signs and let them know they needed to get a home 1 
occupation permit. 2 
 3 
Ryan Robinson said in talking with the applicant, the main group is going to be neighborhood kids who 4 
would ride their bike or walk to the home. 5 
 6 
Jeff Davis asked if we wanted to put a condition for an ending time like 4:00pm.  Ryan Robinson said that 7 
was a good idea.  Jeff Davis said we could add a longer summer period as well such as June to August.  He 8 
also asked if there was anything we needed to add for safety.  Ryan Robinson said no, there is no liability 9 
on our end. 10 
 11 
Greg Butterfield asked if we need to verify if they have the proper insurance or if they take on all the 12 
liability, would we care about that.  Ryan Robinson said it wouldn’t be on our watch and Wadsworth’s 13 
provided a letter giving permission to have the lessons on their property. 14 
 15 
MOTION: Planning Commission member Greg Butterfield moved to recommend approval of the Home 16 
Occupation Permit for swimming lessons at 188 W parkway Drive with the following modifications: 17 
 18 

1. Lessons will be between the hours of 9:00am and 4:00pm. 19 
2. Lessons will be during the months of June through August. 20 
3. Lessons will be 30 minutes long. 21 
4. There will be at least 15 minutes between each class to reduce traffic. 22 

 23 
Michelle Schirmer seconded the motion.  There were 4 Ayes and 0 Nays (recorded below).  The motion 24 
passed. 25 
 26 

Ayes:    Nays:   Excused   27 
                   Michelle Schirmer 28 
                   Greg Butterfield 29 
                   Jeff Davis 30 
                   John MacKay      31 
 32 
IV. COMMUNICATIONS  33 
Ryan Robinson said he appreciates all that the Planning Commission does for the city. 34 
Jeff Davis said he will not be here for the June 3, 2025 Planning Commission meeting. 35 
 36 
V. APPROVAL OF PLANNING COMMISSION MINUTES: None 37 
                      38 
MOTION: Planning Commissioner John MacKay moved to adjourn the meeting. 39 
 40 
 Michelle Schirmer seconded the motion.  There were 4 Ayes and 0 Nays (recorded below).  The motion 41 
passed.  42 

      Ayes:    Nays:   Excused      43 
      Michelle Schirmer 44 
      Greg Butterfield 45 
      Jeff Davis   46 
      John MacKay 47 
        48 

The meeting was adjourned at 6:13 p.m.   49 
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