
ALPINE CITY PLANNING COMMISSION MEETING 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah will hold a Public Meeting 
 on Tuesday, July 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 homepage 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: John MacKay

II. REPORTS AND PRESENTATIONS
A. None

III. ACTION/DISCUSSION ITEMS:
A. Action Item: Review of Proposed Guest House by Newell Whitney Located on Ranch Circle
B. Public Hearing: Proposed material change to Lambert Park: Adding a turnaround and parking

area at the West end of Box Elder Way.

IV. COMMUNICATIONS

V. APPROVAL OF PLANNING COMMISSION MINUTES:

A. July 1st, 2025

ADJOURN 

Chair Alan MacDonald 
July 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:  Review of Guest Houses Proposal    
 
FOR CONSIDERATION ON: July 29th, 2025  
 
PETITIONER: Newell Whitney-Property Owner   
 
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 747 
W Ranch Circle. The property, owned by Newell Whitney, is just over five acres in size. 
The proposed guest house would be located over 120 feet from the main dwelling, more 
than 200 feet from the rear property line, with side yard setbacks of 40 feet on the west 
side and over 216 feet on the east side. These setbacks exceed the minimum requirements 
established in the Alpine Development Code for a guest house. 

The property is within the CR-40,000 zone, where guest houses are permitted through a 
Conditional Use Permit (CUP). Additional requirements and review criteria for such uses 
are outlined in Section 3.23.060 of the Alpine Development Code. 

City staff have reviewed the application under the standards in Section 3.23 and found 
that the proposal complies with all applicable requirements. Because guest houses are a 
conditional use in this zone, the City may impose additional conditions to mitigate any 
potential detrimental effects of the proposed use. 

If the City Council approves this application, City staff and the Building Department will 
conduct further review for compliance with setbacks, building height, and all applicable 
building code requirements during the building permit process. 

CONDITIONAL USE PERMITS (CUP) 
A Conditional Use Permit (CUP) allows specific land uses listed in each zone that, 
because of their unique nature, may require additional review and conditions to address 
potential impacts. Typical impacts may include increased traffic, noise, or environmental 
concerns. 
 
Under Utah Code § 10-9a-507, a CUP must be approved if reasonable conditions can 
mitigate any anticipated detrimental effects of the proposed use. 
 
CITY CODE REFERENCE 

• Alpine Development Code 3.04.030 – Conditional Uses 
• Alpine Development Code 3.23 – Conditional Uses 

See attached staff analysis for further details. 



 
 

   
 

 
NOTICING 
A public hearing is not required by State or City Code for this item. 
 
STAFF RECOMMENDATION 
Based on the information provided by the applicant and the review conducted, staff finds 
that the proposal meets the applicable standards in the Alpine Development Code. Staff 
will also coordinate with the applicant regarding hookup fees, which are typically 
collected during the building permit process. Additionally, the City Recorder is working 
with the applicant to secure the necessary water rights for the guest house; this must be 
completed before a building permit is issued if the CUP is approved. 
If the Planning Commission or City Council identifies any potential detrimental impacts, 
it may impose reasonable conditions to mitigate those impacts. Note that Alpine City 
Code already prohibits: 

• More than one family residing in the guest house 
• Use of the guest house as a short-term rental 
• Any commercial use 

These prohibitions are automatically enforced and do not need to be added as separate 
conditions. 
 
SAMPLE MOTIONS 
Motion to Approve: 
I move to recommend approval of a Conditional Use Permit for a guest house located at 
747 W Ranch Circle, as proposed. 
 
Motion to Approve with Conditions: 
I move to recommend approval of a Conditional Use Permit for a guest house located at 
747 W Ranch Circle, with the following conditions: 
 
*Insert Conditions  
 
Motion to Table or Deny: 
*“I move to table/deny the Conditional Use Permit for a guest house located at 747 W 
Ranch Circle, based on the following findings: 
 
*Insert findings 
 
 
 
 











































   
 

ALPINE CITY PLANNING COMMISSION AGENDA 
 

SUBJECT: Lambert Park Turnaround Proposal 
 
FOR CONSIDERATION ON: July 29th, 2025  
 
PETITIONER: Jason Thelin & Jessica Smuin - Alpine City Councilmembers.  
 
ACTION REQUESTED BY PETITIONER: Recommend Approval of a Turnaround 

Located at the west end of Box Elder Way 
into Lambert Park.  

 
REVIEW TYPE: Administrative 

BACKGROUND INFORMATION 
Jason Thelin and Jessica Smuin, as members of the City Council, have requested the 
construction of a turnaround area at the west end of Box Elder Way, located within 
Lambert Park. This turnaround would be similar to the one constructed at the east end of 
Moyle Drive, which is also in Lambert Park. The purpose of the turnaround is to provide 
additional parking, finish the road and create a safe area for vehicles to turn around, and 
preventing them from continuing onto the emergency access road. It would also support 
visitors wishing to enjoy features of the park, such as the poppy fields by allowing 
additional parking spaces.  
 
The proposed turnaround area may be surfaced with either asphalt (preferred) or gravel 
and would accommodate approximately eleven (11) parking spaces. Existing flexible 
bollards would be relocated to the end of the new cul-de-sac to discourage non-
emergency vehicle access through the park. If the turnaround surface is asphalt, snow 
would be removed from it in the winter.  If the surface is gravel, snowplow drivers would 
continue to plow through this area rather than attempting to plow the entire turnaround. 
 
The design criteria for roads are outlined in Alpine Development Code 4.07.090 – Road 
Grades. Specifically, the slope leading to a negative grade cul-de-sac should not exceed 
4%.  The existing grade on Box Elder Way is 10.94%.  This is an existing condition in 
the field that cannot be changed.  In addition, negative grade cul-de-sacs should not 
exceed 3% grade for the last 100 feet of the traveled surface The grade of the gravel road 
through Lambert Park has a grade of approximately 10%.  With grades on either side of 
the proposed turnaround being greater than or equal to 10%, a turnaround with a 3% 
grade for the last 100 feet of travelled surface becomes impractical.  The depth of fill 
would increase, which would also increase the footprint of the project to tie into the 
existing gravel road on the downhill side since the slope is following away from the 
turnaround to the west.  Also, the grade of the road connection between the turnaround 
and the gravel road increases as the fill depth increases.   
 
Former city engineer, Jed Muhlestein, prepared a plan to try to “meet in the middle” 
based on the characteristics of the site.  His design included a 6% grade through the 
turnaround area, which resulted in a 13.02% grade transitioning back to the existing 
gravel road.   Alpine Development Code 4.07.090 (2.) requires roads over 10% grade to 



   
 

be approved by the Fire Marshal.  The grade through the turnaround, which exceeds the 
3% maximum, could be addressed by the city council granting an exception to that 
requirement.  The road grade exceeding 10% would need to be approved by the fire 
marshal. 
 
According to Alpine Development Code 3.16.040, any material changes to city-owned 
property requires a public hearing before the Planning Commission prior to City Council 
consideration. The Planning Commission’s role is to hold the public hearing and then 
make a recommendation to the City Council. 
 
In September of 2023, the Alpine City Council approved a Conservation Easement and 
Management Plan regarding Lambert Park. In the Management Plan, a unanimous vote of 
all members of the City Council is required to allow the addition of a paved parking area. 
If the parking area is not paved, Alpine Development Code 3.16.040 requires four (4) 
positive votes from the City Council to approve a material change to city property.  
Two trails will be impacted by the proposed turnaround addition, including Judy’s trail 
which is roughly thirty (30’) feet from the existing end of Box Elder Way and  Lambert 
Luge trail which is roughly two hundred (200’) feet from the end of Box Elder Way. 
These trails will only be impacted where crossing the emergency access road.   Due to the 
depth of the fill for the turnaround, Judy’s Trail will require the most significant changes 
to make it walkable. 
 
Fire Chief Review: The Lone Peak Fire Department will need to provide additional 
feedback on the proposed turnaround. In initial conversations it was discussed the need to 
make sure the truck did not high center. However, the width will also need to be capable 
of a firetruck and other first responder vehicles. A further review will be provided as 
needed.  
CITY CODE REFERENCE 
• Alpine Development Code 3.16.040 Special Provisions  

o 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. 

NOTICING 
This agenda item has been properly noticed in accordance with State and City Code 
requirements. A public hearing must be held as part of the Planning Commission’s 
review process. 
 
STAFF RECOMMENDATION 
This is an administrative action that applies existing regulations concerning material 
changes to city-owned property. According to Alpine Development Code 3.16.090, the 
standards for approval include: 

• Adherence to general and designated guidelines 
• Compliance with city ordinances 
• A site visit 



   
 

If these standards are met, staff recommends that the Planning Commission forward a 
positive recommendation to the City Council. 
 
SAMPLE MOTIONS:  
Motion to Approve 
I move to recommend approval of the proposed turnaround at the west end of Box Elder 
Way in Lambert Park, as presented, finding that the request meets the requirements of 
Alpine Development Code Section 3.16.090. 
 
Motion to Approve with Conditions 
I move that to recommend approval of the proposed turnaround at the west end of Box 
Elder Way in Lambert Park, subject to the following conditions: 
*Insert Conditions  
 
Motion to Deny 
“I move that to recommend denial of the proposed turnaround at the west end of Box 
Elder Way in Lambert Park, finding that the request does not sufficiently meet the 
requirements of Alpine Development Code Section 3.16.090. 
*Insert Findings  
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ALPINE CITY PLANNING COMMISSION MEETING 1 
Alpine City Hall, 20 North Main, Alpine, UT 2 

July 1, 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, Jeff Davis, Susan Whittenburg, Greg Buttterfield      11 
Excused: John MacKay 12 
Staff: Ryan Robinson, Jason Judd, Marla Fox 13 
 14 
Others:  15 
 16 
 B.  Prayer/Opening Comments: Michelle Schirmer 17 
 C.  Pledge of Allegiance: Jeff Davis 18 
 19 
II. REPORTS AND PRESENTATIONS 20 
None 21 
 22 
III. ACTION ITEMS 23 
 24 

A. Review of Commercial Building Sign Application:  Mecah Ventures 341 S Main Street 25 
Ryan Robinson said Mecah Ventures has submitted an application for a commercial building sign located 26 
at 341 S Main Street. This sign is located on the south side of the building replacing the current Gold 27 
Back’s sign. The new sign is 52 square feet and takes up less than 3% of the side of the building. The 28 
lighting for the sign will have a halo effect, outlining the outside around the lettering of the sign itself 29 
which is compliant with the current language in the code.  30 

Staff has reviewed the sign application and as proposed meets the requirements as found in the Alpine 31 
City Code. DCA 3.25.080 requires the following to be met for approval of an application as applicable:  32 

1. Signs shall be painted on, attached to, or erected on the building that houses the business, or upon 33 
the property occupied by the business which the sign(s) advertise. There shall be a maximum of 34 
one (1) sign per business.  35 

2. Signs or any portion thereof which are illuminated by lighting from an internal source that shines 36 
through the sign and is directed outward are prohibited. Signs may have lighting that is positioned 37 
behind the sign creating a halo or outline effect around the sign itself.  38 

3. The illuminance of a sign center shall not increase ambient lighting conditions by more than 3.3 39 
lumens when measured perpendicular to the sign face at a distance set forth below. (see link for 40 
table)  41 

4. All signs attached to a building shall meet the approval of Alpine City to ensure that the sign 42 
meets the applicable building and electrical codes. 43 

5. The total area of all sign(s) on any one building shall not exceed 15% or 60 square feet of the area 44 
of the side of the building where a sign is displayed, whichever is smaller.  45 

6. The area of a sign shall be construed as the area of the overall background. Signs without a 46 
background, such as letters or numbers hung together, shall be assumed to be attached to a 47 
background that shall be depicted on the application rendering. 48 

https://alpine.municipalcodeonline.com/book?type=development#name=3.25_Sign_Ordinance
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7. The color, size, number, lighting, and placement of business commercial signs is subject to 1 
approval by the Planning Commission, consistent with the guidelines set forth in the 2 
Gateway/Historic District. 3 

 4 
Ryan Robinson said the Planning Commission will need to see if this proposal meets the Gateway Historic 5 
Guidelines. 6 
 7 
Susan Whittenburg liked the sign and thought the colors went well with the building.   8 
 9 
Greg Butterfield said he thought the colors looked better than the gold sign that was previously there. 10 
 11 
Troy Slade said he liked the back lighting. 12 
 13 
MOTION: Planning Commission member Susan Whittenburg moved to approve of the sign application 14 
for Mecah Ventures located at 341 S Main Street as proposed. 15 

 16 

Jeff Davis seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed. 17 
 18 

Ayes:    Nays:   Excused   19 
                   Michelle Schirmer      John Mackay 20 
                   Troy Slade          21 
                   Alan Macdonald       22 
                   Jeff Davis 23 
                   Susan Whittenburg  24 
                   Greg Butterfield     25 
 26 

B. Public Hearing: Proposed Code Amendments to Sections 3.02.050, 3.03.050, 3.04.050, 27 
3.05.050, and 3.06.040 adding setbacks for Pool Structures 28 

Ryan Robinson said currently the city code for accessory structures is written geared more towards sheds 29 
or other similar structures. Every other structure is required to meet these standards. This practice has 30 
caused issues in the past with items such as structures that are associated with pools. This amendment 31 
creates a new standard that is more appropriate to the variety of structures that are submitted for accessory 32 
uses. 33 

Ryan Robinson said we have had problems with slides and jump structures that are large next to the 34 
property line.  He said the new ordinance would require a ten-foot setback to keep pools and structures 35 
out of the Public Utility Easement. 36 

Alan Macdonald opened the Public Hearing.  There were no comments, and Alan Macdonald closed the 37 
Public Hearing. 38 

Susan Whittenburg asked how these structures got approved in the first place.  Ryan Robinson said pools 39 
require a permit and must be fenced and have a certain setback.  These structures have fallen in with the 40 
shed ordinance with a zero- or two-foot setback.  Because these structures have people climbing on top of 41 
them, who could fall off,  it has become a problem. 42 

 43 
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Jeff Davis said he would like to be able to put his pool equipment in a shed closer to the fence in the back 1 
where it is out of sight. 2 

Alan Macdonald asked about equipment sheds and the setbacks for them.  Ryan Robinson said there are 3 
setbacks for those and with these new jump structures, people are putting the pool equipment underneath 4 
or inside them.  Alan Macdonald asked if the pool equipment is noisy.  Ryan Robinson said we have not 5 
had complaints from residents about noise from the pool equipment. 6 

Alan Macdonald asked if we could take the pool equipment out of the ten-foot requirement because most 7 
people want it removed from sight and hidden in the back close to the fence. 8 

Greg Butterfield asked if there was a material requirement.  He said he would rather see a permanent rock 9 
or timber building that looks good rather than a Tuff Shed put in.  Ryan Robinson said he would check on 10 
that but doesn’t think we can dictate that to the residents.  He said we have more control over that for 11 
commercial buildings but not for residential.  Alan Macdonald said he agreed, residents can build what 12 
they want in their own backyard.  Ryan Robinson said our Attorney said we can’t regulate ugly. 13 

Ryan Robinson said slides are a little trickier because they wind around.  He said we measure them from 14 
the average grade. 15 

MOTION: Planning Commission member Jeff Davis moved to recommend approval of O2025-10 16 
providing setback and height standards for pool-related structures as proposed with the following changes: 17 
 18 

1. Deletion of storage structures for pool equipment. 19 
 20 
Greg Butterfield seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion 21 
passed. 22 
 23 

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

C. Public Hearing: Proposed Code Amendment to Sections 3.02.090, 3.03.100, 3.04.100, 32 
3.05.100, 3.07.080 Amending standards for Helicopters. 33 

Ryan Robinson said Alpine City currently does not allow heliports (An area on land or upon a building 34 
or structure set aside and used for the landing or takeoff of helicopters or other manned rotary wing 35 
aircrafts capable of vertical takeoff or landing) within city limits. The Proposed code amendments further 36 
clarify the landing or taking off of helicopters except by first responders is prohibited so there is no 37 
confusion regarding helicopters taking off or landing within city limits.   38 

Ryan Robinson said we have had more and more requests for people to drop people off and pick people 39 
up.  Our ordinance is a gray area because it says you can’t have a heliport but does not say you can land 40 
and take off on private property.   41 
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Ryan Robinson said there are some areas that would be okay to land a helicopter, but other places that 1 
would not work. 2 

Alan Macdonald asked why we don’t want to allow this if there was enough room to do so.  He said he 3 
could see a carve out for a permitted use.  Ryan Robinson said we could take a look at allowing a certain 4 
size property, not landing in certain neighborhoods, etc. 5 

Susan Whittenburg said helicopters are landing and taking off in Alpine and they are very noisy.  Alan 6 
Macdonald said we may need a fine if people aren’t following the ordinance. 7 

Alan Macdonald opened the Public Hearing.  There were no comments, and Alan Macdonald closed the 8 
Public Hearing. 9 

Jeff Davis said West Jordan requires a conditional use permit and you have to be 1000 feet away from a 10 
residential building, there are time and setback requirements.  He said maybe people could come in for a 11 
conditional use permit. 12 

Susan Whittenburg said helicopter use so far has been for emergency use and she said that should take 13 
precedence.   Ryan Robinson said this wouldn’t apply to first responders or emergency flights.  He said 14 
requests are for weddings, or people just wanting a ride in or out of Alpine. 15 

MOTION: Planning Commission member Greg Butterfield moved to recommend approval of 16 
Ordinance 2025-11 the proposed code amendment regulating helicopter takeoff or landing within city 17 
limits.  18 

Michelle Schirmer seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion 19 
passed. 20 
 21 

Ayes:    Nays:   Excused   22 
                   Michelle Schirmer                  John MacKay 23 
                   Troy Slade        24 
                   Alan Macdonald 25 
                   Jeff Davis 26 
                   Susan Whittenburg 27 
                   Greg Butterfield      28 
 29 
IV. COMMUNICATIONS  30 
None 31 
 32 
V. APPROVAL OF PLANNING COMMISSION MINUTES: June 3, 2025 33 
 34 
MOTION: Planning Commissioner Susan Whittenburg moved to approve the minutes for June 3, 2025, as 35 
written. 36 
 37 
Troy Slade seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  38 

      39 
      Ayes:    Nays:   Excused: 40 

                   Michelle Schirmer             John MacKay 41 
                   Troy Slade          42 
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                   Alan Macdonald 1 
                   Jeff Davis 2 
                   Susan Whittenburg  3 
                   Greg Butterfield      4 
                      5 
MOTION: Planning Commissioner Susan Whittenburg moved to adjourn the meeting. 6 
 7 
 Jeff Davis seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed.  8 
 9 

      Ayes:    Nays:   Excused      10 
      Michelle Schirmer      John MacKay 11 
      Troy Slade           12 
      Alan Macdonald 13 
      Jeff Davis 14 
      Susan Whittenburg 15 
      Greg Butterfield       16 
        17 

The meeting was adjourned at 6:52 p.m.   18 
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