
 

 

 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah will hold a Public Meeting 
 on Tuesday, September 2nd, 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: Jeff Davis     

 
II. REPORTS AND PRESENTATIONS  

A. None  
 

III. ACTION/DISCUSSION ITEMS:  
A. Action Item: Home Occupation Permit: Clear Water Aesthetics  
B. Action Item: Review of Proposed Exceptions Request by Mountainville Academy for a STEM 

Building.  
  

IV. COMMUNICATIONS  
 

V. APPROVAL OF PLANNING COMMISSION MINUTES:  
 

A. July 29th, 2025  
 
                
ADJOURN      
 
      Chair Alan MacDonald  
      August 29th, 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 PLANNING COMMISSION AGENDA 
 

SUBJECT: Home Occupation-Clear Water Aesthetics  
 

FOR CONSIDERATION ON: September 2nd, 2025  
 

PETITIONER: Makelle Waters 
 

ACTION REQUESTED BY PETITIONER: Approval of a Conditional Use Permit for 
a home occupation. 

Review Type: Administrative   
 

   
BACKGROUND INFORMATION:  
Makelle Waters has submitted an application for a home occupation business license for 
Clear Water Aesthetics, to be located at 154 N 500 E. The business will provide aesthetic 
services to clients within the residence. 
 
The applicant states that only one client will be served at a time, with a maximum of 10 
clients per week. Parking will be provided in the existing driveway, located on the 
southern boundary of the property. The parcel also borders the northeastern portion of 
Creek Side Park along its southern and eastern property lines. No additional employees 
are proposed as part of this home occupation. 

City staff has reviewed the application and found it to comply with the Home Occupation 
Business standards in Alpine Development Code (ADC) 3.23.060. Because this use is 
classified as a Conditional Use, the Planning Commission may attach conditions to 
“mitigate the reasonably anticipated detrimental effects of the proposed use in accordance 
with applicable standards” (Utah Code 10-9a-507). 

Applicable standards are found in ADC 3.23.030. Any conditions imposed must be 
directly tied to these standards and stated on the record as part of the approval. These 
standards include: 

a) Compliance with applicable provisions of City, State, and Federal law. 
 b) Compatibility of structures with surrounding uses in terms of use, scale, mass, and 
circulation. 
 c) No detriment to public health, safety, or welfare. 
 d) Consistency with the Alpine City General Plan. 
 e) Traffic conditions not adversely affected. 
 f) Sufficient utility capacity. 
 g) Adequate emergency vehicle access. 
 h) Compliance with off-street parking standards. 
 i) Appropriate fencing, screening, and landscaping to mitigate conflicts. 
 j) Compliance with exterior lighting standards. 
 k) Compliance with signage standards, aquifer protection, slope retention, and flood 



 
 

 
   
 

mitigation. 
 l) Reasonable limitations on hours, methods of operation, and building size. 

CONDITIONAL USE PERMITS (CUP) 

A Conditional Use Permit allows certain uses that, due to their unique nature, may 
require additional review and conditions to address potential impacts (e.g., traffic, noise, 
or neighborhood character). 

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 
● 3.03.030 Conditionals Uses in the CR-20,000 Zone #6 
● 3.23.060 #2 Review Conditions and Criteria for Certain Conditional Uses.  

 
NOTICING 
A public hearing is not required by State or City Code for this item. 
 

STAFF RECOMMENDATION 

Staff has reviewed the application and finds it complies with applicable standards of the 
Alpine Development Code. Staff recommends that, if approved, the Planning 
Commission consider imposing the following conditions: 

1. Limit the number of clients to one (1) at a time on the premises. 
 

2. Prohibit retail sales except for incidental products directly related to the services 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 



SAMPLE MOTIONS 
Motion to Approve: 
I move to approve the Conditional Use Permit for Clear Water Aesthetics, located at 154 
N 500 E,based on the findings that the application complies with the standards of Alpine 
Development Code 3.23.030 and Utah Code 10-9a-507.  

Motion to Approve with Conditions 
I move to approve the Conditional Use Permit for Clear Water Aesthetics, located at 154 
N 500 E, with the following conditions, based on the findings that these conditions are 
necessary to mitigate potential detrimental impacts as outlined in Alpine Development 
Code §3.23.030 and Utah Code §10-9a-507: 

*No more than one (1) client may be on the premises at a time.
*Retail sales are prohibited except for incidental products directly related to the service.
*Add additional conditions as determined by the Planning Commission.

Motion to Table/Deny 

I move to deny the Conditional Use Permit for Clear Water Aesthetics, located at 154 N 
500 E, based on the finding that the application does not adequately mitigate detrimental 
impacts as required by Alpine Development Code §3.23.030 and Utah Code §10-9a-507, 

*Insert Findings



Ryan Robinson
Polygonal Line

Ryan Robinson
Polygonal Line

Ryan Robinson
Callout
Location of proposed Home Occupation Permit. 



ALPINE CITY PLANNING COMMISSION AGENDA 

SUBJECT:  Mountainville Academy Expansion Exception Request 

FOR CONSIDERATION ON: September 2nd, 2025  

PETITIONER: Mountainville Academy    

ACTION REQUESTED BY PETITIONER: Recommend Approval of Proposed 
Exceptions.  

Review Type: Administrative  

BACKGROUND INFORMATION: 

Mountainville Academy, located at 195 S Main Street, has submitted an application to 
expand its current school footprint by constructing a new STEM building on property at 
147 S Main Street. A site plan has been submitted and is included with this report. 

Utah State Code 10-9a-305(7)(a) requires that a charter school, home-based 
microschool, or micro-education entity be considered a permitted use in all zoning 
districts within a municipality. While cities must allow charter schools in all zones, 10-
9a-305(10)(a) authorizes municipalities to regulate: 

● Parking
● Traffic
● Hours of operation
● Municipal ordinances and regulations consistent with the statute
● Project locations when necessary to avoid risks to health or safety

The Alpine Development Code 3.20 (Standards for Schools) provides local standards to 
regulate these areas. Section 3.20.010 allows exceptions to these standards to be granted 
following a Planning Commission recommendation and City Council review. 

The applicant has requested exceptions to the following requirements: 

• Setbacks 
• Bulk & massing 
• Parking

Attached to this report is a staff-prepared memo reviewing the applicable code standards 
where exceptions have been requested. The applicant has also provided documentation 
outlining its reasoning for the proposed exceptions. In addition, Alpine City has 
contracted a third-party engineering firm to review the applicant’s traffic study. This 
review was not completed prior to this meeting but will provide additional information 



regarding proposed traffic solutions once finalized. The City Engineer will then review 
the submitted studies and give a recommendation to the Planning Commission. 

CITY CODE REFERENCE 
● Alpine Development Code 3.20 Standards for Schools

NOTICING 
A public hearing is not required by State or City Code for this item. 

STAFF RECOMMENDATION 
As noted above, the City is awaiting the results of the third-party engineering review of 
the applicant’s traffic study. Staff recommends that the Planning Commission provide 
feedback on the other exception requests but table final action until the traffic review is 
complete..  

SAMPLE MOTIONS 
Motion to Table: 
I move to table the exception request for Mountainville Academy until the third-party 
review of the submitted transportation study is completed and submitted to Alpine City. 



3.20 Standards For Schools 

3.20.010 School Site Coordination 
3.20.020 Setback 
3.20.030 Height 
3.20.040 Bulk And Massing 
3.20.050 Off-Site And On-Site Parking 
3.20.060 Curb Cut 
3.20.070 Traffic Circulation 
3.20.080 Construction Staging 

3.20.010 School Site Coordination 

All schools shall meet or exceed each of the standards outlined below or receive a written exception to one 
or more of the standards. Each exception shall require review and recommendation by the Planning 
Commission and approval of the City Council. 

A school shall coordinate the siting of a new school with the municipality in which the school is to 
be located, to avoid or mitigate existing and potential traffic hazards to maximize school safety. 
Prior to the filing of a formal application by the affected school, the City may not disclose 
information obtained from a school regarding the consideration of, or intent to, purchase a school 
site or construct a school building, without first obtaining the consent of the school. 

School site coordination. The school shall meet with the Mayor and City Council to coordinate 
the siting of a school. The coordination shall include, but not be limited to, 1) review all potential 
sites for the facility, 2) identify and compare the safety of all sites, and 3) categorize and measure 
(to the extent possible) the impact of each individual site. 

For purposes of siting such building in compliance with Utah State Law, the Mayor and City 
Council shall be deemed to exclusively represent the municipality (Alpine City). Such findings and 
such reports shall not be deemed to constitute approval of the City for a building. Each building is 
subject to all of the relevant City ordinances pertaining to the application, review, and approval for 
such a building. 

Any addition of square footage shall constitute a remodel of the school facility and will require the 
school to abide by this ordinance. 

City Review Notes: This would qualify as an addition because they are adding square footage to the school 
facility. 

(Ord. 2006-09/6-15-06) 

3.20.020 Setback 

A school shall have a front setback of not less than 50 feet, side setbacks of not less than 40 feet on each 
side, and a rear setback of not less than 50 feet. 

https://alpine.municipalcodeonline.com/book?type=development#name=3.20_Standards_For_Schools
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.010_School_Site_Coordination
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.020_Setback
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.030_Height
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.040_Bulk_And_Massing
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.050_Off-Site_And_On-Site_Parking
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.060_Curb_Cut
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.070_Traffic_Circulation
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.080_Construction_Staging
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.010_School_Site_Coordination
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.020_Setback


(Ord. 2006-09/6-15-06) 

City Review Notes: According to the proposed plan, there are three separate parcels owned by the school 
that would be impacted by this request. This section requires a 40’ setback on each side. The parcel where 
the new STEM building is located does not meet this requirement, as the building crosses over the parcel 
boundary to the south. This requirement applies even if both parcels are owned by the same person, group, 
or entity. 

3.20.030 Height 

A school shall have a height no greater than 34 feet as described in DCA 3.21.080. Chimneys, flagpoles, 
bell towers, television antennas, and similar ancillary structures not used for human occupancy shall be 
excluded in determining height, provided that no such ancillary structure shall extend to a height in excess 
of fifteen (15) feet above the ridgeline. 

City Review Notes: A note on the site plan indicates the building will not exceed 34 feet in total height. 
It appears they will have a bell tower that will not exceed 15 feet in height. A rendering showing how 
this height was calculated would be helpful to ensure compliance with this requirement. 

(Ord. 2006-09/6-15-06) 

3.20.040 Bulk And Massing 

The bulk of a school building shall be defined as the ratio of total property acreage per thousand square feet 
of building footprint. A school shall have a bulk factor of not less than .150. 

Example: 10-acre site with a building having a 65,000 square foot building footprint would have a bulk 
ratio of 0.153 and would be acceptable (10/65 = .153). However, a 5-acre site with a 40,000 square foot 
building footprint would have a bulk ratio of 0.125 and would not be acceptable. 

City Review Notes: See Separate Memo 

(Ord. 2006-09/6-15-06) 

3.20.050 Off-Site And On-Site Parking 

Off-site parking. A school must comply with all City ordinances which pertain to parking assuming no 
off-site parking shall be used in calculating required parking spaces. 

On-site parking. Parking for schools serving grades K-9 shall be provided at the rate of 0.20 stalls per 
person (total of students and staff). 

City Review Notes: All parking proposed is on-site. There is parking shown on the city-owned property 
located at 124 E 100 S, which will need to be approved by Alpine City. 
The proposal shows a maximum of 824 combined students and staff at full capacity. This would require 
164.8 (165) parking stalls (0.20 stalls per person). Of the proposed stalls, 24 are located on city property. 
An additional 24 are located in what is currently a playground area with basketball hoops; this area would 
need to be permanently designated as parking. Currently, there are roughly 136 parking spaces on site. 
With the new proposal there would be 210 spaces if including the 24 on city property.  

https://alpine.municipalcodeonline.com/book?type=development#name=3.20.030_Height
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.040_Bulk_And_Massing
https://alpinecity.sharepoint.com/:w:/s/StaffMeeting-DRC/Ec9Wzkg52OxFovBTvP8sWjIBnGRusESFHwvJjtiFCvaAtQ?e=DwlknE
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.050_Off-Site_And_On-Site_Parking


(Ord. 2006-09/6-15-06) 

3.20.060 Curb Cut 

A school must receive prior approval from the appropriate agency (e.g. City Engineer, UDOT) for curb 
cuts. All points of ingress and egress shall be as shown on the site plan and shall be located not less than 
forty (40) feet from any intersection of public streets. 

City Review Notes: The nearest intersection appears to be roughly 54 feet away, meeting this requirement. 
Any curb cuts will need to be approved by Alpine City if the project is approved 

(Ord. 2006-09/6-15-06) 

3.20.070 Traffic Circulation 

A traffic study provided by the applicant shall be reviewed and accepted by the City Engineer. A school 
shall disclose to Alpine City the number of students at application by city as supporting documents. 

A second access shall be required if a maximum average daily trip (ADT) exceeds a level of two hundred 
fifty (250). ADT studies shall be approved by the City Engineer. No point of ingress and/or egress shall be 
located closer than 300 feet from another point of ingress and/or egress (measured from center line to center 
line) along the same public street. This requirement may be waived after a recommendation by the Planning 
Commission and approval by the City Council if the applicant can provide substantial evidence 
demonstrating that the proposed project will maintain safety standards and will not obstruct or impede 
traffic flow. This waiver shall only be granted upon a thorough review, ensuring that the proposal adheres 
to all safety protocols and does not negatively impact the transportation network or public welfare. 

City Review Notes: A traffic study has been submitted to the city, prepared by Hales Engineering. 
This study, along with the site plan Need to confirm whether the ADT is over 250. If it is, the distance 
between the new ingress/egress points is only 277 feet, whereas it needs to be 300 feet without an approved 
exception demonstrating that it will not obstruct or impede traffic flow.2006-09/6-15-06) 

HISTORY 

Amended by Ord. 2024-17 on 5/28/2024 

3.20.080 Construction Staging 

All staging shall be off-street on school property. No street or sidewalk can be blocked. 

City Review Notes: This requirement will need to be enforced throughout the construction process if the 
project is approved. 

(Ord. 2006-09/6-15-06) 

https://alpine.municipalcodeonline.com/book?type=development#name=3.20.060_Curb_Cut
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.070_Traffic_Circulation
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2024-17.pdf
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2024-17.pdf
https://alpine.municipalcodeonline.com/book?type=development#name=3.20.080_Construction_Staging


MEMORANDUM: BULK & MASSING FOR MOUNTAINVILLE ACADEMY 
TO: Alpine City Planning Commission 

FROM: Ryan Robinson: Assistant City Administrator/Planner & Jason Judd: City Engineer 

DATE: August 29th, 2025 

RE: Bulk and Massing Analysis – Mountainville Academy STEM Center Expansion 

Purpose 
This memo outlines the applicable requirements and compliance status for the bulk and 
massing standards in Alpine City Code Section 3.20.040 as they relate to the proposed site 
plan submitted by Mountainville Academy. Staff would like to receive feedback from the 
City Council as to how they would like staff to proceed while processing this application.  

Code Requirement – Bulk Factor 
Per Alpine City Code 3.20.040, the bulk of a school building is measured by the following 
formula: 

Bulk Factor = Total Property Acreage ÷ (Building Footprint in 1,000 SF) with a minimum 
Required Bulk Factor: 0.150 

This requirement is intended to prevent overcrowding of school buildings on small lots and 
ensure that school structures are appropriately scaled to their sites. 

Mountainville Academy Site Details 
Based on the proposed site plan (see attached), the proposal includes the following: 

• Existing Building Footprint:
o 2006 Original Building: 54,072 SF
o 2011 Modular Addition: 13,903 SF

• Proposed STEM Center Addition: 15,318 SF
• Total Existing and Proposed Building Footprint: 83,293 SF

(Note: This reflects all building footprint on site, consistent with how bulk is calculated.) 
• Site Size: 6.89 acres

(Note: This reflects all acreage on site, consistent with how bulk is calculated.) 



Bulk Factor Calculation 
Calculation: 
6.89 acres ÷ 83.293 (thousand SF) = 0.0827 

Result: 
0.0827 < 0.150 → Does not meet minimum bulk factor requirement 

Conclusion 
The proposed site plan does not comply with the bulk and massing requirement of Alpine 
City Code Section 3.20.040. The calculated bulk factor of 0.0827 is below the required 0.150 
minimum. 
To comply, Mountainville Academy may need to: 

• Reduce the overall building footprint,
• Increase the property size, or
• Explore layout alternatives that bring the bulk ratio into conformance.



Here's the detail I think you are looking for.  The general logic is this:  most of the 
restrictions in your ordinance on charter schools and bulk, height, massing etc came after 
Mountainville was built.  And most of them restricted things past what Mountainville 
currently is.  We would understand if the city was hesitant to grant variances if this were a 
true expansion that was bringing additional students and teachers and parents to the site.  
However, in this case it is truly only an additional facility and associated parking to better 
serve the existing student population. 

As such, here's a quick rundown of the thinking as it relates to 3.20: Standards for 
Schools: 

1) Site coordination:  I think this is what we're actively doing, so I think we are meeting the
requirement here

2) Setbacks.  We easily meet these setbacks when viewed as setbacks from our
neighbors.  The 50 foot front and back and 40 foot side is no problem vs other property
owners.  It is only a problem internally since we own three lots.  However, we were told that
setbacks could be granted an exception or variance, and since it would only be a variance
affecting parcels we own that might make sense.  This is important given bulk and massing
requirements below.

3) Height.  We show that there's a limit of 34' with 15' of ancillary non-occupied space.  We
meet this requirement and have a sheet our architect can provide that demonstrates it.  In
short this will be a slightly smaller in scale version of the existing building in terms of
height.

4) bulk and massing.  This one is more challenging.  This ordinance was enacted after our
first building was completed.  Based on combining all three parcels we would have almost
no buildable area because we'd still be using that acreage to catch up on the main building
(specifically it would only allow us 2,232 square feet).  However, here is the reason we
haven't combined parcels.  Our north parcel (the former historic home) and our field parcel
combine for 1.2546 acres, and our building footprint of 8,222 square feet yields the
coverage quotient of 0.153 which is just above the 0.15 minimum.  So using those two

Mountainville Explanation of Needed Exceptions 



parcels we do meet in this area.  We feel this is justified because the main issue we need to 
address is the parking and traffic circulation.   

5) on and off site parking.  Our bright line requirement here is for about 750 students and
74 staff at peak occupancy which is 824 individuals yielding a 164.8 parking stall
requirement.

Current permanent stalls - 100 

On site current event stalls - 36 

Current Total = 136 

Post-build permanent stalls - 159 

On site event stalls - 27 

City site event stalls (north access) - 24 

Future Total = 210 

If you only count permanent stalls, we'd require a technical exception or variance.  
However, this number is 60% more permanent stalls and 54% more total stalls than we 
currently have on site.  This will go a long way toward alleviating any parking issues during 
events.  The typical school day with 74 staff is not the problem.  We have parking for that.  
It's back-to-school night, plays, and other events that cause the issues.  We're working to 
address it as best we can.  If the city sees a way to add more stalls on site we are open to 
entertaining it. 

6) curb cut.  it looks like our new curb cut exceeds the 40' requirement from public
intersections

7) traffic circulation.  we can keep our existing access for the main building, so I don't
think there's an issue on ingress/egress.  However, we have tentatively incorporated access
out through the city's parcel to the north to help improve traffic.



 

8) construction staging.  We will stage entirely on site.  No variance or exception required. 

 

Summary:  If the City wishes to not grant any variances and leave the school as is, it seems 
like they can push for that outcome.  However, we will see no improvement in the existing 
conditions that are posing a problem: parking and traffic circulation.   While we are asking 
for a variance on setbacks (due to the bulk-massing, lot line issue) that is not going to 
impact any neighbors.  The real output of this project is no additional students, but tons of 
additional parking and circulation which will greatly improve parking and traffic outcomes.  
We understand it's not perfect.  Our traffic study shows that.  The city's traffic study to 
double check our traffic study will likely also show that.  But it will be an improvement that 
we can't get any other way. 
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SCHEMATIC SITE PLAN (ALT.)
SD108

MOUNTAINVILLE ACADEMY - NEW STEM CENTER  —  ALPINE, UT
SCALE:  1" = 40'-0"    |   25502   |   BABCOCK DESIGN   |  06/20/25

ZONE: BUSINESS COMMERCIAL

3.20 STANDARDS FOR SCHOOLS

SETBACKS 3.2.020

FRONT SETBACK: 50 FEET
SIDE SETBACK: 40 FEET
REAR SETBACK 50 FEET

HEIGHT 3.20.030

HEIGHT: 34 FEET, "BELL TOWERS" CAN EXTEND 15 FEET ABOVE THE RIDGELINE

BULK AND MASSING 3.20.040

THE BULK OF A SCHOOL BUILDING SHALL BE DEFINED AS THE RATIO OF TOTAL PROPERTY ACREAGE PER 
THOUSAND SQUARE FEET OF BUILDING FOOTPRINT. A SCHOOL SHALL HAVE A BULK FACTOR OF NOT LESS THAN 
0.150.

PARKING 3.20.050

ON-SITE PARKING. PARKING FOR SCHOOLS SERVING GRADES K-9 SHALL BE PROVIDED AT THE RATE OF 0.20 
STALLS PER PERSON (TOTAL OF STUDENTS AND STAFF).

750 STUDENTS + 60 TEACHERS = 810 PEOPLE

810 * 0.20 STALLS PER PERSON = 162 STALLS REQUIRED

PARKING CALCULATIONS:

CURB CUT 3.20.060

ALL POINTS OF INGRESS AND EGRESS SHALL BE AS SHOWN ON THE SITE PLAN AND SHALL BE LOCATED NOT LESS 
THAN FORTY (40) FEET FROM ANY INTERSECTION OF PUBLIC STREETS.

NEW PARKING SCHEDULE

TYPE COMMENTS COUNT

9' x 18' (5' Aisle) NEW 1

9' x 18' (7' Aisle) EXISTING TO REMAIN 2

9' x 18' (9' Aisle) EXISTING TO REMAIN 4

9' x 18' - 90 deg EXISTING TO REMAIN 41

9' x 18' - 90 deg NEW 95

9'-6" x 18' - 90 deg EXISTING TO REMAIN 14

10' x 18' - 90 deg EXISTING TO REMAIN 2

PERMANENT: 159 159

9' x 18' - 90 deg EXISTING TO REMAIN (EVENT) 29

9' x 18' - 90 deg NEW IN EASEMENT (EVENT) 24

EVENT: 53 53

212

EXISTING PARKING SCHEDULE

TYPE COMMENTS COUNT

9' x 18' - 90 deg EXISTING TO BE DEMOLISHED 43

10' x 18' - 90 deg EXISTING TO BE DEMOLISHED 1

9' x 18' (7' Aisle) EXISTING TO REMAIN 2

9' x 18' (9' Aisle) EXISTING TO REMAIN 4

9' x 18' - 90 deg EXISTING TO REMAIN 41

9'-6" x 18' - 90 deg EXISTING TO REMAIN 14

10' x 18' - 90 deg EXISTING TO REMAIN 2

9' x 18' - 90 deg EXISTING TO REMAIN (EVENT) 29

136

TOTAL BUILDING AREA
LEVEL AREA (SF)

LEVEL 1 8,222

LEVEL 2 7,096

15,318

ZONING INFORMATION

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

July 291, 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, John MacKay      11 
Excused: Greg Butterfield, Susan Whittenburg 12 
Staff: Ryan Robinson, Marla Fox 13 
 14 
Others:  15 
 16 
 B.  Prayer/Opening Comments: Michelle Schirmer 17 
 C.  Pledge of Allegiance: John MacKay 18 
 19 
II. REPORTS AND PRESENTATIONS 20 
None 21 
 22 
III. ACTION ITEMS 23 
 24 

A. Review of Proposed Guest House for Newell Whitney located at 747 W Ranch Circle 25 
Ryan Robinson said A proposal has been submitted to construct a guest house on the property located at 26 
747 W Ranch Circle. The property, owned by Newell Whitney, is just over five acres in size. The 27 
proposed guest house would be located over 120 feet from the main dwelling, more than 200 feet from 28 
the rear property line, with side yard setbacks of 40 feet on the west side and over 216 feet on the east 29 
side. These setbacks exceed the minimum requirements established in the Alpine Development Code for a 30 
guest house. 31 

The property is within the CR-40,000 zone, where guest houses are permitted through a Conditional Use 32 
Permit (CUP). Additional requirements and review criteria for such uses are outlined in Section 3.23.060 33 
of the Alpine Development Code. 34 

City staff have reviewed the application under the standards in Section 3.23 and found that the proposal 35 
complies with all applicable requirements. Because guest houses are a conditional use in this zone, the 36 
City may impose additional conditions to mitigate any potential detrimental effects of the proposed use. 37 

If the City Council approves this application, City staff and the Building Department will conduct further 38 
review for compliance with setbacks, building height, and all applicable building code requirements 39 
during the building permit process. 40 

The applicant will have to purchase a half-acre of water and record it to the property.   41 

Ryan Robinson said there is a wooded area where the home would be built.  The lots are large and 42 
buffered from each other.  He said there haven’t been any complaints about this application. 43 
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Troy Slade asked what the rules were for a guest house.  Ryan Robinson said the property must be owner 1 
occupied, the home is to be used by a single family, with no commercial use of the home or rentals under 2 
thirty days. Our code does allow for long-term rentals of the guest house. 3 

MOTION: Planning Commission member Troy Slade moved to recommend approval of the proposed 4 
guest house located at 747 W Ranch Circle.   5 

 6 

Jeff Davis seconded the motion.  There were 5 Ayes and 0 Nays (recorded below).  The motion passed. 7 
 8 

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

B. Public Hearing: Proposed Material change to Lambert Park: Adding a turnaround and 16 
parking area at the West end of Box Elder Way 17 

Ryan Robinson said Jason Thelin and Jessica Smuin, as members of the City Council, has requested the 18 
construction of a turnaround area at the west end of Box Elder Way, located within Lambert Park. This 19 
turnaround would be similar to the one constructed at the east end of Moyle Drive, which is also in 20 
Lambert Park. The purpose of the turnaround is to provide additional parking, finish the road and create a 21 
safe area for vehicles to turn around, preventing them from continuing onto the emergency access road. It 22 
would also support visitors wishing to enjoy features of the park, such as the poppy fields, by allowing 23 
additional parking spaces.  24 
 25 

The proposed turnaround area may be surfaced with either asphalt (preferred) or gravel and would 26 
accommodate approximately eleven (11) parking spaces. Existing flexible bollards would be relocated to 27 
the end of the new cul-de-sac to discourage non-emergency vehicle access through the park. Snowplow 28 
drivers would continue to plow through this area rather than attempting to plow the entire turnaround. 29 

Staff is developing a design that complies with slope requirements outlined in Alpine Development Code 30 
4.07.090 – Road Grades. Specifically, the slope leading to the cul-de-sac should not exceed 4% (the 31 
current design is approximately 10–11%), and the last 100 feet of the traveled surface should have a slope 32 
not exceeding 3%.  The Fire Chief said to just make sure the fire trucks wouldn’t high center or have any 33 
issues. 34 

According to Alpine Development Code 3.16.040, any material changes to city-owned property require a 35 
public hearing before the Planning Commission prior to City Council consideration. The Planning 36 
Commission’s role is to hold the public hearing and then make a recommendation to the City Council. 37 
Relevant considerations are outlined in Section 3.16.090 – Maintenance and Improvements to Public 38 
Lands. 39 

 40 
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In September of 2023, the Alpine City Council approved a Conservation Easement and Management Plan 1 
regarding Lambert Park. In the Management Plan, a unanimous vote of all members of the City Council is 2 
required to allow the addition of a paved parking area. If the parking area is not paved, the Alpine 3 
Development Code 3.16.040 requires four (4) positive votes from the City Council to approve a material 4 
change to city property.  5 

 6 
CITY CODE REFERENCE 7 

• Alpine Development Code 3.16.090 – Open Space Ordinance 8 
o All citizen requests for improvements and maintenance of city-owned property must be 9 

submitted in writing. These requests require a recommendation from the Planning 10 
Commission and approval by the City Council. Each request should include a written or 11 
drawn landscape design. 12 

 13 

Approval is based on: 14 

o Adherence to general and designated guidelines 15 
o Compliance with city ordinances 16 
o A site visit 17 

 18 
• Alpine Development Code 3.16.040 Special Provisions  19 

o Land included in these parks shall not be materially changed, improved, altered, disposed of 20 
in any manner or used for any other purpose except after a recommendation of the Planning 21 
Commission following a public hearing and by a super majority vote of the City Council (4 22 
positive votes out of 5 City Council members are required). A material change shall include, 23 
but is not limited to, a change to the park’s present and essential defining characteristics, 24 
creation of or improvement of roadways or parking lots within the park. 25 

 26 
John MacKay and Troy Slade asked to see on a map where this turnaround would be located. 27 
 28 
Alan Macdonald asked how this will work with the conservation easement that was recently put in place 29 
and said we should look at the relevant language. 30 
 31 

Alan Macdonald opened the Public Hearing.  32 

Jason Thelin, City Councilman, said this has been in the budget for a couple of years now.  He said this 33 
year it was voted unanimously to put it in.  He said the road is currently a dead-end road that looks like 34 
you should be able to go down it.  This new turnaround will define the area and finish it to allow for an 35 
area for cars to turn around.  The conservation easement allows for modification for parking. 36 

Jason Thelin said the issues are grade, can the fire department get in there and turn around.  Is the water 37 
going to flow correctly.  He said this is not intended to be a regular neighborhood cul-de-sac, but just a 38 
place to turn around.  He said the grade may need an exception. 39 

Alan Macdonald said the Planning Commission doesn’t have the same authority as the City Council to 40 
grant exceptions.  He said the grade is outside of the ordinance but said it is not an ordinary cul-de-sac.  41 
He said it’s a struggle because the Planning Commission looks to see if it meets the ordinance and if it 42 
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doesn’t, they should not approve it.  He said he does not see anything in the ordinance that would grant an 1 
exception for Planning Commission to apply let alone the City Council. 2 

Ryan Robinson said the code states that if the grade is over 3%, the City Council can grant an exception. 3 

Jason Thelin asked for ideas from the Planning Commission on the trails that connect into the turnaround 4 
area.  How will they slope, do they need to be retained by boulders, how can we make them look good, 5 
etc. 6 

The Planning Commission had a discussion on how to make the motion because of the lack of exceptions 7 
in the ordinance. 8 

Andrew Young, resident, said this is a tough decision and a simple solution is to kick this back to the City 9 
Council to make an exception.  He said he knows Jason Thelin and Jessica Smuin really want to stop that 10 
road from going through.  He said he would have liked to see resident input on this plan because people 11 
that live there have different views. 12 

Sheryl Dain, resident, said she spends a lot of time in Lambert Park and wants to make sure the ability for 13 
all residents will be honored.  She said it looked like there would be an impact to some of the walking 14 
trails. 15 

Alan Macdonald closed the Public Hearing. 16 

Alan Macdonald said we need to consider the language of the conservation easement because this 17 
requires an exception.  He said he believed the language would allow for an encroachment into the park 18 
with a 4 person vote for gravel and a 5 person vote for a paved turnaround. 19 

John MacKay said he has an issue with paving a small area of Lambert Park.  He said it doesn’t belong 20 
and he doesn’t like it. 21 

Jeff Davis said he is not in favor of this at all and is confused that we talked quite a bit about the slope 22 
which does not meet the requirements.  He said we talked about a part of the code which applies to the 23 
maintenance of the area, and not the slope.  He said he is concerned about the code and what is being 24 
proposed.  He said he wanted an in-perpetuity easement.  He does not support a parking area right in the 25 
middle of a walking trail.  He said this is out of the way and doesn’t make any sense. 26 

John MacKay asked if the Planning Commission manages the conservation easement in Lambert Park.  27 
Ryan Robinson said no, it is the City Council.  John MacKay said we can’t make an informed 28 
recommendation without more information. 29 

Alan Macdonald said this has already been budgeted for at the City Council level.  Jason Thelin said Jed 30 
Muhlestein put a budget together two years ago but costs have probably gone up some. 31 

John MacKay said he would like to see a detailed design, how a retaining wall would look and how do 32 
you get a walking trail through the retaining wall. 33 
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Michelle Schirmer said she doesn’t see the reason to ruin trails to have parking next to homes that are not 1 
in the city.  She said this doesn’t meet the ordinance and would require an exception.  She said it would 2 
ruin vegetation and would be used mainly for non-residents who live in the County. 3 

Alan Macdonald asked what would be required for fill.  Ryan Robinson said it would need to be raised 4 
but said he can’t speak to it because he is not the engineer. 5 

Troy Slade said he likes the gravel option but not the paved option.  He asked if the purpose was for 6 
handicapped parking for the poppies.  Jason Thelin said that is a secondary reason.  The first reason is to 7 
visually give the road a stop area and a turnaround area to keep people from driving down the road. 8 

Jeff Davis said regardless, the road has to be a road that is cleared, plowed, and drivable for emergencies.   9 

MOTION: Planning Commission member Jeff Davis moved to recommend Denial of the proposed 10 
turnaround at the west end of Box Elder Way in Lambert Park, as presented, finding that the request does 11 
not meet the requirements of Alpine Development Code Section 3.16.090 or the Conservation Easement, 12 
and language was not found in the current ordinance to grades that allows for an exception to cul-de-sac 13 
turnarounds. 14 

Michelle Schirmer seconded the motion.  There were 4 Ayes and 1 Nays (recorded below).  The motion 15 
passed. 16 
 17 

Ayes:    Nays:   Excused   18 
Michelle Schirmer   Troy Slade             Greg Butterfield                 19 
Jeff Davis                                                                                  Susan Whittenburg 20 

                   Alan Macdonald 21 
                   John MacKay 22 
 23 
IV. COMMUNICATIONS  24 
Next Planning Commission meeting will be on August 19, 2025. 25 
 26 
V. APPROVAL OF PLANNING COMMISSION MINUTES: July 1, 2025 27 
 28 
MOTION: Planning Commissioner Jeff Davis moved to approve the minutes for July 1, 2025, as written. 29 
 30 
Troy Slade seconded the motion.  There were 5 Ayes and 0 Nays (recorded below).  The motion passed.  31 

      32 
      Ayes:    Nays:   Excused: 33 

                   Michelle Schirmer             Greg Butterfield 34 
                   Troy Slade       Susan Whittenburg   35 
                   Alan Macdonald 36 
                   Jeff Davis  37 
                   John MacKay      38 
                      39 
MOTION: Planning Commissioner Jeff Davis moved to adjourn the meeting. 40 
 41 
Michelle Schirmer seconded the motion.  There were 5 Ayes and 0 Nays (recorded below).  The motion 42 
passed.  43 
 44 

       45 
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Ayes:    Nays:   Excused      1 
      Michelle Schirmer                                          Greg Butterfield 2 
      Troy Slade       Susan Whittenburg   3 
      Alan Macdonald 4 
      Jeff Davis 5 
      John MacKay       6 
        7 

The meeting was adjourned at 7:55 p.m.   8 
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