
 
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah will hold a Public Hearing and a 
Regular Meeting at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, March 3, 2015 at 7:00 pm as follows: 
 
I. GENERAL BUSINESS 
 

A. Welcome and Roll Call:                Steve Cosper  
B. Prayer/Opening Comments:             Chuck Castleton 
C. Pledge of Allegiance:  By Invitation 

 
 

II. PUBLIC COMMENT            

 
Any person wishing to comment on any item not on the agenda may address the Planning Commission at this point by  
stepping to the microphone and giving his or her name and address for the record.  
 

III. ACTION ITEMS 
 

A.   State Farm and Alpine Capital Office Building Site Plan - 134 South Main Street - Eli Slesk and Brandon Maughan 

The Planning Commission will review the site plan for a new office building; specifically a preliminary architectural design. 
 
B.   River Meadows Senior Living Phase 4 Revised Site Plan - 134 E. Red Pine Drive - Patterson Construction 

The Planning Commission will review some revisions to a building pad alignment for the final phase of this development. 
 

C.   Melby Property Annexation Proposal 

A proposal regarding annexation of property at the north end of the City will be presented to the Planning Commission. 
 

D.   Article 3.22 Non-Conforming Ordinance Amendment 

A proposed amendment will be presented to the Planning Commission that would amend the Non-Conforming Ordinance. 
 

IV.   COMMUNICATIONS 

  
V.     APPROVAL OF PLANNING COMMISSION MINUTES:  February 17, 2014 
         
ADJOURN      

 

      Chairman Steve Cosper 
      January 27, 2015 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

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 
in three public places within Alpine City limits. These public places being a bulletin board located inside City Hall at 20 North Main and 
located in the lobby of the Bank of American Fork, Alpine Branch, 133 S. Main, Alpine, UT; and the bulletin board located at The 
Junction, 400 S. Main, Alpine, UT. The above agenda notice was sent by e-mail to The Daily Herald located in Provo, UT a local 
newspaper circulated in Alpine, UT. This agenda is also available on the City’s web site at www.alpinecity.org and on the Utah Public 
Meeting Notices website at www.utah.gov/pmn/index.html.  

 



 
 

PUBLIC MEETING AND PUBLIC HEARING ETIQUETTE 
 
 

 
Please remember all public meetings and public hearings are now recorded.  
 

 All comments must be recognized by the Chairperson and addressed through the microphone.  
 

 When speaking to the Planning Commission, please stand, speak slowly and clearly into the microphone, and 
state your name and address for the recorded record.  

 

 Be respectful to others and refrain from disruptions during the meeting. Please refrain from conversation with 
others in the audience as the microphones are very sensitive and can pick up whispers in the back of the room.  

 

 Keep comments constructive and not disruptive.  
 

 Avoid verbal approval or dissatisfaction of the ongoing discussion (i.e., booing or applauding).  
 

 Exhibits (photos, petitions, etc.) given to the City become the property of the City.  
 

 Please silence all cellular phones, beepers, pagers or other noise making devices.  
 

 Be considerate of others who wish to speak by limiting your comments to a reasonable length, and avoiding 
repetition of what has already been said. Individuals may be limited to two minutes and group representatives 
may be limited to five minutes. 

 

 Refrain from congregating near the doors or in the lobby area outside the council room to talk as it can be very 
noisy and disruptive. If you must carry on conversation in this area, please be as quiet as possible. (The doors 
must remain open during a public meeting/hearing.) 

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



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: State Farm Insurance and Alpine Capital Office Building Site Plan 

 

FOR CONSIDERATION ON: 3 March 2015 

 

PETITIONER: Eli Slesk and Brandon Maughan 

 

ACTION REQUESTED BY PETITIONER: Make Recommendation of 

Approval to City Council 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.7 (Business/Commercial) 

       Article 3.11 (Gateway/Historic)  

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

At the February 17, 2015 Planning Commission meeting, the preliminary architectural 

drawings were discussed extensively.  The Planning Commission asked that some new 

drawings be created implementing some of the ideas that were discussed that night.  The 

Planning Commission will review these new drawings and consider making a 

recommendation to the City Council regarding the site plan. 

 

 

 
STAFF RECOMMENDATION: 

 

Staff recommends that approval of the proposed site plan be granted provided 

the following items are addressed:    

 

 An exception be considered by the Planning Commission and City Council 

regarding setbacks.  

 An exception be considered by the Planning Commission and City Council 

regarding six (6) parking stalls location within the setback.  
 An agreement provided between property owners regarding the excess 

parking stall proposed to be on the adjacent property be considered by 

the Planning Commission and City Council. 
 No trees be planted within the sight triangle and other landscaping be 

placed in a way that will never affect visibility on the Corner of 120 South 

and Main Street. 
 The preliminary architectural design drawings be considered by the 

Planning Commission and City Council. 
 



 

 

 

 

 

 

 

 

Date:  February 17, 2015 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review - UPDATED 

State Farm Insurance Building Site Plan 

134 South Main Street 

 

Background 

 

The proposed State Farm Insurance office building is located on the corner of Main Street and 

120 South.  The property is 10,043 square feet and is located in the Business Commercial zone.  

Office buildings are a permitted use in the BC zone.  The proposed building will be 2 stories with 

2,497.75 square feet per floor.  

 

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

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

The Planning Commission may recommend exceptions regarding parking, building height, 

signage, setbacks and use if it finds that the plans proposed better implement the design 

guidelines to the City Council for approval (Section 3.11.3.3.5). 

 

Location  

(Section 3.7.5) 

 

The setback requirements in the BC zone are as follows:  

 

Front setback (or from any street) - 30’  Side and Rear setback - 20’ 

 

The proposed office building will need an exception from the setback requirements.  This 

requires a recommendation from the Planning Commission and an approval from the City 

Council where circumstances justify.  The applicant is proposing to have a 17’ setback (13’ 

exception) from 120 South, a 15.5’ setback (14.5’ exception) from Main Street, and an 6’ setback 

(14’ exception) from the property line to the south.  From a planning perspective, I offer my 

support on these exceptions. 

 

There is a very small corner of the proposed building that would be in the sight triangle on the 

 



 

corner of 120 South and Main Street.  There should be no flexibility on this requirement since it 

is primarily for traffic safety reasons.  Some very minor changes should be required to address 

this issue. 

 

Street System/Parking  

(Sections 3.7.8.3 and 3.24.3)  

 

The off-street parking requirements for an office building are as follows: 

 

Four (4) spaces per 1,000 sf 

 

The site plan shows 15 parking stalls.  With the square footage of the building, 20 parking stalls 

are required. The applicant proposes to use excess stalls on the adjacent property to the south and 

connect parking lots for traffic circulation.  An agreement would be made between the property 

owners.  Based on calculations of the adjacent building received from the applicant’s engineer, it 

appears that there are 4 more parking stalls than are required.  The Planning Commission will 

need to recommend an exception to the City Council for approval in order for the parking 

requirement to be sufficiently addressed.  From a planning perspective, I offer my support on this 

exception and proposed agreement. 

 

The site plan proposes to access the site from 120 South.  A new drive approach will created 

there removing curb, gutter, and sidewalk.  The existing drive approach on Main Street will be 

replaced with standard curb, gutter and sidewalk.  To mitigate the negative impact of street 

parking, it is proposed that the curb fronting 120 South and Main street be painted red to prohibit 

parking. 

 

The parking stall and aisle dimensions meet the minimum requirements.  However, there are 6 

stalls that are located within the required 30’ setback (Section 3.7.5.1).  The Planning 

Commission will need to recommend an exception to the City Council for approval in order for 

these 6 stalls to remain on the plan as is.  From a planning perspective, I offer my support on this 

exception.  

 

Special Provisions 

(Section 3.7.8) 

 

 Trash Storage - The applicant proposes to use residential type storage for garbage and 

recycling materials.  The cans will be in an enclosed area at the southeast corner of the 

building. 

 

 Landscaping - A landscaping plan has been provided.  A minimum of 20% of the total 

site is required to be landscaped. The site will need 2,009 sf of landscaping based on the 

square footage of the site (10,043 sf).  The applicant has indicated that they will have 

2,304.75 sf of landscaping and the existing tree at the northwest corner of the property 

will be removed. 



 

 

 Design - Preliminary architectural design drawings were submitted and need to be 

reviewed by the Planning Commission. 

 

RECOMMENDATION 

 

The Planning and Zoning Department recommends approval of the proposed site plan 

provided the following items are addressed:    

 

 An exception be considered by the Planning Commission and City Council 

regarding setbacks.  

 An exception be considered by the Planning Commission and City Council 

regarding six (6) parking stalls location within the setback.  

 An exception be considered by the Planning Commission and City Council 

regarding the number of parking stalls. An agreement made with the adjacent 

property owners should be considered to help address the parking issue. 

 Minor changes be made to address the building being within the sight triangle.  In 

addition, no trees be planted within the sight triangle and other landscaping be 

placed in a way that will never affect visibility on the corner of 120 South and Main 

Street. 

 The preliminary architectural design drawings be considered by the Planning 

Commission and City Council. 
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ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: River Meadows Senior Housing Phase 4 Revised Site Plan 

 

FOR CONSIDERATION ON: 3 March 2015 

 

PETITIONER: Patterson Construction 

 

ACTION REQUESTED BY PETITIONER: Make Recommendation of 

Approval to City Council 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.18 (Senior Housing) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The Planning Commission and City Council have previously approved the River 

Meadows Senior Assisted Living Plan which lies within the Senior Housing Overlay 

Zone.  The reason this is coming to the Planning Commission and City Council is to 

request approval for modification of building pad locations.  An exhibit is attached 

showing the approved vs. revised layout for the building pads. 

 
 

 

 
STAFF RECOMMENDATION: 

 

Staff recommends that the proposed site plan be approved:    

 

 





















ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Melby Property Annexation Proposal 

 

FOR CONSIDERATION ON: 3 March 2015 

 

PETITIONER: Ted Didas, McNeil Engineering 

 

ACTION REQUESTED BY PETITIONER: Recommend Annexation 

 to City Council 

 

APPLICABLE STATUTE OR ORDINANCE: Chapter 5 (Annexations) 

           

PETITION IN COMPLIANCE WITH ORDINANCE: No 

 

BACKGROUND INFORMATION:  

 

A formal request has been made for approximately 68 acres of land at the north end of 

Alpine City to be annexed.  However, this land is not included within the Alpine City 

Annexation Declaration Policy Plan.  There will need to be an extenisve process to fulfill 

this request.  The applicant is requesting that the Planning Commission make a 

recommendation to the City Council that starts the process to ultimately annex the Melby 

property. 

 
 

 

 

 
STAFF RECOMMENDATION: 

 

Staff suggests that the Planning Commission make a recommendation to the City 

Council concerning this request:   
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ALPINE PLANNING COMMISSION AGENDA 
 
 

 

SUBJECT:  Non-Conforming Amendment 

 

FOR CONSIDERATION ON: 3 March 2015 

 

PETITIONER: Staff 

 

ACTION REQUESTED BY PETITIONER: Provide feedback and make any 

necessary recommendations for 

the City Council to consider. 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.22 (Non-Conforming) 

 

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION: 

 

The proposed amendment will clarify the City’s position on non-conforming buildings 

and uses in Alpine City.  
 

 

 

 
RECOMMENDED ACTION:  
 

That the Planning Commission provide feedback to staff and make any necessary 

recommendations before the proposed amendment is reviewed by the City 

Council. 

 

   



ARTICLE 3.22   NON-CONFORMING BUILDINGS AND USES 
 

3.22.1 Purpose. This chapter describes the status of the uses of land or structures which were lawful 
before this ordinance was passed but which are now prohibited or restricted. It is the purpose of 
this ordinance to prevent the expansion or enlargement of non-conforming uses. define how non-
conforming buildings and uses will be administered. 

 
3.22.2 Status of Pre-existing Illegal Uses. Any building or use of land or any construction thereon, or 

any subdivision of land, which was not authorized by or under the pre-existing zoning or 
subdivision regulations, as amended, or which is illegal under such regulations, shall remain 
unauthorized and illegal unless expressly authorized or permitted in the provisions of this 
Ordinance. 

 
3.22.3 Uses on Leased Land to Comply With Ordinance. Any person who may obtain State or 

Federal properties by purchase, lease or other arrangement must utilize such properties in 
accordance with the provisions of this Ordinance. 

 
3.22.4 Non-conforming Buildings and Uses May Be Continued - Repair Permitted. The owners of 

land and buildings shall not be deprived of any use of property for the purpose to which it is 
lawfully devoted at the time of enactment of this ordinance.   

 
Any building, structure or use of land, including but not limited to the raising of livestock, which is 
existing and lawful at the time of the enactment of this Ordinance, but which does not conform to 
the provisions of this Ordinance, shall be considered a non-conforming use and shall be allowed 
to continue, to the same extend and character as that which legally existed on the effective day of 
the application regulations, although such use does not conform to provisions of the Ordinance or 
amendment. 

 
Repairs may be made to a non-conforming building or structure, or to a building or structure 
housing a non-conforming use, provided such repair:  
 
1. Shall be made in accordance with the provisions of the City building regulations, when 

applicable, and  
2. Does not have the effect of increasing the size or altering the character of the non-conforming 

building, structure or use. 
 
3.22.5 Damaged Building and Structure May Be Restored. A non-conforming building or structure or 

a building or structure occupied by a non-conforming use which is damaged or destroyed by fire, 
flood or other calamity or act of nature may be restored or reconstructed and the use thereof 
resumed, provided that such restoration or reconstruction:  
 
1. Is commenced within a period of two years from the date of occurrence of the damage, and  
2. Does not have the effect of increasing the size of the building or structure or the floor space 

in excess of that which existed at the time the building became non-conforming, except when 
approved in accordance with the provisions of Section 3.1.6.6 3.22.7 below. 

 
Any such restored or reconstructed structure shall be constructed in accordance with the 
provisions of the current City building regulations. 

 
3.22.6 Expansion of Non-conforming Uses Within Existing Structures Permitted. A non-conforming 

use located within a building may be extended through the same building in which said non-
conforming use is located, provided no structural change is made or proposed in the building for 
the purpose of accommodating such extension. 

 
 
 



 
3.22.7 Extension (Enlargement) and Reconstruction of Non-conforming Buildings - Conditions. A 

non-conforming building or structure or a building housing a non-conforming use may be 
extended or enlarged or reconstructed, subject to the prior approval by the City Council, after 
recommendation of the Planning Commission and such compliance with the following: 

 
1. The proposed extension or replacement shall be located entirely on the same lot or parcel as 

the present non-conforming structure and will conform with all existing setback and location 
requirements. 

 
2. The applicant shall submit a detail site plan showing the location of existing and proposed 

structures on the site and in the vicinity, existing lot boundaries, roads, driveways, parking 
areas, utilities and other significant features on the site and in the immediate vicinity. 

 
3. A finding made by a majority vote of the Council that: 

 
 a. The proposed enlargement or extension will not significantly alter the character of the 

building or use or its impact upon the area. 
 
 b. The building or use, if extended, will not have the effect of diminishing the value of 

property or the quality of living environment of adjacent properties. 
 
 c. The proposed enlargement will not significantly increase the number of vehicles or 

pedestrians, or result in the establishment or increase of a safety hazard to the area. 
 
 d. The proposed enlargement will not result in the establishment of a condition incompatible 

with the neighborhood area and the stated objective of the zone in which it is located. 
 

The Council may attach such conditions to its approval as are necessary to adequately 
protect the property and uses in the surrounding territory and the intent of the zone, 
including but not limited to, the providing of off-street parking access ways, landscaping 
features and additional setback of structures. 

 
3.22.8 Substitution of Non-conforming Uses. A non-conforming use or building may be changed to a 

conforming use or building. Any non-conforming building or use, which has been changed to a 
conforming building or use shall not thereafter be changed back to a non-conforming use. 

 
A non-conforming use of a building or lot shall not be changed to another non-conforming use 
whatsoever. Changes in the use shall be made only to a conforming use. 

 
3.22.9 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 two (2) 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. 

 
3.22.10 Reclassification of Territory. The provisions pertaining to non-conforming uses of land and 

buildings shall also apply to land and buildings which hereafter become non-conforming due to an 
amendment of this Ordinance or the zone map. 

 
 
3.22.11 Non-conforming Lots of Record. In all zones where one-family dwellings are listed as a 

permitted use, a one-family dwelling may be constructed on any lot or parcel of land, even though 



such lot or parcel does not comply with the area or width requirements for one-family dwellings 
within the zone, subject to a determination by the Zoning Administrator that the lot complies with 
all of the following: 
 
1. The lot or parcel qualifies as a non-conforming lot of record (existed as separately described 

parcel on the records of the County Recorder prior to the effective date of the Ordinance) and 
the parcel does not constitute an illegal subdivision lot. 

 
2. One-family dwellings are listed as a permitted use in the present zone, and 
 
3. All setbacks, height, access, building size, utility and special provision requirements of the 

existing zone and all applicable supplementary regulations can be met. 
 

The authorization in this Section 3.22.11 shall be applicable only in the instance of one-family 
dwellings. The Board of Adjustment Hearing Officer shall not have the authority to approve a 
dwelling having two or more dwelling units on a parcel which does not fully comply with the 
requirements applicable thereto. 
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PC Feb 17, 2015 

ALPINE CITY PLANNING COMMISSION MEETING at 1 

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

Feb 17, 2015 3 

 4 

I.   GENERAL BUSINESS 5 
 6 

A.  Welcome and Roll Call:  The meeting was called to order at 7:00pm by Chairman Steve Cosper.  The following 7 

commission members were present and constituted a quorum.  8 

 9 

Chairman: Steve Cosper 10 

Commission Members: Bryce Higbee, Steve Cosper, David Fotheringham, Jason Thelin, Chuck Castleton, Steve 11 

Swanson, Judi Pickell  12 

Commission Members Not Present:  13 

Staff:   Jason Bond, Marla Fox 14 

Others: Roger Bennett, Eli Slesk, Brandon Maughan, Erin Darlington, Tony DiConza, Greg Schwarz 15 

 16 

B.   Prayer/Opening Comments: David Fotheringham 17 

C.   Pledge of Allegiance: By Invitation 18 

 19 

II. PUBLIC COMMENT 20 
Erin Darlington said she is concerned about the buildings on Main Street and how it’s developing.  She said the 21 

design standards are not defined and developers need to know what those are.  She said the properties that are left 22 

are very precious and every time a building goes up that is not an asset to the city, it’s a lost opportunity.   She said 23 

the city needs to preserve the look we want for Main Street or at least define it and then be very clear about that look 24 

to the developers.  She said if some groundwork were laid, it would prevent headaches for both sides.  She said a lot 25 

of people are disappointed with how Main Street looks and they would rather not have any buildings built than 26 

buildings that detract from the look of Main Street.  She said what’s happened has happened and we need to fix it 27 

and move forward so people can feel confident about businesses coming into Alpine. 28 

 29 

Steve Cosper said this will be a challenge because what may be abhorrent to one person may be beautiful to another 30 

which makes architectural standards tricky.  Erin Darlington said there may not need to one specific style but there 31 

needs to be some sort of a standard that needs to be kept.  She said you can set and define an overall feel and then 32 

allow people to have some lateral movement. 33 

 34 

Judi Pickell said we need to bring cohesion to the buildings that are being built through elements, form, rhythm, 35 

color, and size so that we can have a Main Street feel.  She said it will be a big project to come up with design 36 

standards but these standards need to be in the code so developers know up front what is expected if they want to 37 

build on Main Street.  She said we want to be business friendly and when developers come in, we don’t want any 38 

surprises for them.  For example, to spring on them that the front entrance has to face Main Street after they have 39 

been working on their design for over a month. She said she read the code and it did say that the entrance of the 40 

building had to face Main Street. 41 

 42 

Judi Pickell said if we require certain elements to be the same on all of the buildings, then it will create a cohesive 43 

look and feel for Main Street. She also said that other cities require all the fencing on Main Street to be the same so 44 

it flows and looks aesthetically pleasing. 45 

 46 

Steve Cosper said he would like a committee to get together and come up with some standards to bring back to the 47 

Planning Commission to discuss. Tony DiConza at 13 S Wildflower Drive said he would like to offer his services 48 

and be on the committee because he has had experience with this same topic at Heriman City. 49 

 50 

Steve Swanson said he would like to see some resolution on retaining walls and would like to adopt or amend the 51 

Draper retaining wall code.  He said he has already brought it before the Planning Commission and he said he feels 52 

like it is adequate for what we are trying to do.  Jason Bond said he could take a look at it and bring it back to be 53 

looked at a future meeting.  Judi Pickell wanted to know if we needed the engineers to look over the code to see if it 54 

was something we could adopt.  Jason Bond said it would have to be looked into further. 55 

 56 
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III. ACTION ITEMS 1 
 2 

A.  State Farm Office Building Site Plan – Eli Slesk 3 
The proposed State Farm Insurance office building is located on the corner of Main Street and 120 south.  The 4 

property is 10.043 square feet and is located in the Business Commercial zone.  Office buildings are a permitted use 5 

in the BC zone.  The proposed building will be 2 stories with 2,000 square feet per floor. 6 

 7 

At the February 20, 2015 Planning Commission meeting, the preliminary architectural drawings were discussed 8 

extensively.  The Planning Commission asked that some new drawings be created implementing some of the ideas 9 

that were discussed that night.  The Planning Commission will review these new drawings and consider making a 10 

recommendation to the City Council regarding the site plan. 11 

 12 

Jason Bond said the developers brought in a new site plan which adds a little bit more square footage, the front door 13 

now faces Main Street and they have added some awnings over the doors. This will add a little over 400 square feet 14 

to each floor.  The developers are asking to have 17 foot setback on the north side of the building, the south side 15 

setback will now be 8 feet, and a front setback of 16. 16 

 17 

Jason Bond said we need to discuss an exception on the parking and an agreement with the neighboring building to 18 

share a parking stall.  He said there will need to be a small shift of the building to align with Main Street and meet 19 

the sight triangle. 20 

 21 

Brandon Maughan said they will have a north entrance that will mirror the Main Street entrance but felt like no one 22 

will use the Main Street entrance.  He showed on the plans where the hallway and stairs will be.  They decided to 23 

not put the hallway all the way from east to west because it will cut too much into the State Farm offices.  He said 24 

the floor plan of the second story has not changed.  He said they would like to make the second floor windows a 25 

little bit larger. 26 

 27 

Eli Slesk said he would like to move his sign from his current building in the Clock tower building to this new 28 

building.  The Planning Commission talked about the sign ordinance and asked if the sign ordinance overrides the 29 

Historic Gateway requirements. 30 

 31 

Jason Thelin said he would like to see a signed legal document from the neighboring business stating they will give 32 

up one of their parking stalls.  Brandon Maughan said they have not discussed a legal document but it would be a 33 

win/ win for both businesses because the businesses in the dermatology building will be able to exit their back 34 

parking lot through State Farms parking to get out onto 120 south.   35 

 36 

Chuck Castleton asked how many employees will be working in the building. Greg Schwarz said he doesn’t 37 

envision there being more than one employee per office suite which will equate to approximately twelve employees.  38 

He said they also planned on parking on the street if needed on 120 south.  Jason Thelin said he doesn’t want to pass 39 

something that requires street parking and he said he sees parking issues in the future. Greg Schwarz said whatever 40 

building goes on that property will have the same parking issues.  The Planning Commission said not necessarily 41 

because a one story building could be built there with less parking needs. 42 

 43 

Jason Thelin said we are missing the lighting plan and the landscaping plan so he didn’t think a motion could be 44 

made tonight.  He said some thought needs to be put into the lighting plan so beams of light don’t face into the 45 

neighbor’s and is placed in the best spot.  He said this is something that needs to be reviewed by the engineers.  46 

Jason Bond said that Jed Muhlestein asked the developers to provide a lighting plan for review.  Jason Bond said 47 

they will also need to provide a landscaping plan.  Jason Thelin said a landscape plan should include what types of 48 

trees and bushes will be planted so we can see how big they will be.  He said they need to put some more thought 49 

into it and think about what will work with the signage and the sight triangle. 50 

 51 

The Planning Commission asked the developers to go back to the drawing board and come back next time with a 52 

landscaping plan that show types and sizes of plants, lighting plan, signage, square up the building, window design, 53 

and parking agreement. 54 

 55 

      56 
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B.  Bennett Farms Plat F – Roger Bennett 1 
The proposed Bennett Farms Plat F Subdivision consists of 6 lots on 6.59 acres.  The lots range in size from 40,260 2 

to 42,320 square feet.  The development is located on the northern end of Country Manor Lane and completes the 3 

final phase of Bennett Farms Development, which has received Concept and Preliminary approvals   The developer 4 

is seeking Final Approval for the last phase of this development.  The proposed development is located in the CR-5 

40,000 zone. 6 

 7 

Jason Thelin asked what trail access to Lambert Park will be at the north end of the subdivision next to the Stake 8 

Center.  Roger Bennett said the city has a twenty foot strip of property going over to their pond and from the pond 9 

on, is city property.   He said he donated 20 feet of his property to the city when they put in the pressurized 10 

irrigation.  He also said the city has an easement over by the Stake Center but he’s not sure of the details of that 11 

easement. 12 

 13 

Jason Thelin asked Mr. Bennett if the easement starts with his fence line. Roger Bennett said the easement will start 14 

three feet past the fence line because the fence is not completely accurate.  Jason Thelin asked if this information is 15 

from Shane Sorensen and Roger Bennett said no, it’s coming from Ed Gifford, who is a surveyor. Jason Bond said 16 

that Jed Muhlestein looked at it and in his reviews; he didn’t see any issues with the subdivision or this final plat.  17 

 18 

Jason Thelin wanted to know if the fence was pushed back three feet, would there be issues with the road and 19 

getting a vehicle up around the corner. Roger Bennett said it will not be a two lane road, but it is a road and there 20 

should be no issue. Jason Thelin said our engineer needs to look into this and double check on it.  He said he doesn’t 21 

want a developer saying he’s moving the fence three feet without the city coming back and verifying it is correct.  22 

He said there needs to be a process on the City’s side to verify that the survey Mr. Bennett did is correct.  Mr. 23 

Bennett said the city could send Jed Muhlestein up there and survey to make sure it is correct.  He said the property 24 

he gave has been deeded to the city and they will have their full twenty feet for access.  He showed on the map what 25 

he gave to the city and where the Stake Center property line is.  He said he’s not concerned about where his fence is.  26 

He said the fence was put up in the same place as an old fence, but that doesn’t mean that’s where the property line 27 

is.  He said he can’t encroach on to city property and the city can’t encroach on to his property. 28 

 29 

MOTION:  Jason Thelin moved to recommend approval of Bennett Farms Final Plat F.   30 

 31 

Bryce Higbee seconded the motion.  The motion passed and was unanimous with 7 Ayes and 0 Nays.  Bryce 32 

Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Chuck Castleton, Steve Swanson and Judi Pickell all 33 

voted Aye. 34 

 35 

C.  Article 3.22 Non-Conforming Ordinance Amendment 36 
The proposed amendment will clarify the City’s position on non-conforming buildings and uses in Alpine. 37 

Jason Bond said the last sentence just needs to be tweeked a little bit so it makes more sense.  He said he changed it 38 

to say: It is the purpose of the ordinance to define how non conforming buildings and uses will be administered. 39 

 40 

Steve Cosper said he didn’t think the changes made would have helped with the six plex that came through the 41 

Planning Commission last month.  Jason Bond said he disagrees and feels like that one sentence was contradictory 42 

to the rest of the ordinance and we weren’t quite sure which direction to go. The Planning Commission discussed 43 

this issue and said it is good to clean up the ordinance. 44 

 45 

Bryce Higbee said we need to get rid of all reference to the Board of Adjustment in our ordinances.  Jason Bond said 46 

the Board of Adjustment would only really listen to variances but he said he will go through and clean it up. 47 

 48 

Steve Cosper said he would like to have a Public Hearing on this because he didn’t think it was properly done at the 49 

last meeting.  He asked Jason Bond to put this back on the agenda for next time and to also clean up the ordinances 50 

some more by removing references to the Board of Adjustment. 51 

 52 

V.  COMMUNICATIONS 53 
Steve Cosper said there were strong emotions on both sides of the James Lawrence building and neither side was 54 

happy.  He said the City Council did not make Mr. Lawrence rip anything out and start over.  He said the dormers 55 

are gone because the roof pitch went from an eight twelve to a six twelve. Jason Bond gave a report of what was 56 
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discussed in the DRC meeting and what Mr. Lawrence would be required to do to his building.  He said Mr. 1 

Lawrence will be required to put shutters on the windows, add a divider to the two top windows so they match the 2 

two bottom windows, and put a keystone above the door and it was suggested to plant some ivy to grow up the 3 

building. 4 

 5 

Steve Swanson wanted to know what would be done in the future to prevent this from happening again. He said 6 

there is nothing we can do about this building now because it is already built and has been approved.  Steve Cosper 7 

said we have talked about bringing back the Gateway Historic committee to have a last look at it before it is turned 8 

into the city.  Jason Bond said he doesn’t think there has been any further talk about the Gateway Historic 9 

committee, but in the future he will look at all plans that have been through the Planning Commission and City 10 

Council process when they come into the building department.  Steve Swanson said there should be something that 11 

states that if there is any variance in the approved plans, they must come back to City Council for approval. 12 

  13 

Judi Pickell asked about the building department requirements and who looks at the plans.  She wanted to know if 14 

there is a checklist that someone looks over before the building is approved.  Jason Bond said we contract with 15 

Sunrise Engineering and they work off those plans to make sure the building is built up to code, but they don’t look 16 

at aesthetics or to make sure it complies with conditions of the City Council.  Judi Pickell said there is a missing link 17 

in the system at Alpine City that needs to be repaired.  She said there needs to be a file with all the approved 18 

conditions that the Planning and Building Departments follow. 19 

 20 

Steve Cosper said mistakes need to be caught before the City puts their stamp of approval on it.  Erin Darlington 21 

said this is exactly why there needs to be some design standards and criteria for the developers to follow.  She said 22 

drawing up building plans is expensive and developers need to know what is expected of them. She said then if the 23 

building is not build to that standard the city should make them go back and change it.  She said the buildings will 24 

either attract or detract and we only have one chance to make it right. 25 

 26 

Steve Swanson asked Jason Bond why the DRC didn’t tell James Lawrence that he had to make the building look 27 

like the original plan, why didn’t they take that stand. He said the DRC did a bad job and they should have made Mr. 28 

Lawrence conform to the original drawing, period. He said he doesn’t want to leave the Gateway Historic to the 29 

DRC based upon what he’s just seen. The Planning Commission said this is the reason why they didn’t want the 30 

DRC to handle this.  Steve Cosper said the City Council sent this decision back to the DRC. 31 

 32 

Bryce Higbee said James Lawrence was in Planning Commission multiple times and said all he cared about was 33 

creating a beautiful building and he didn’t even want people to know that this was an auto body shop.  Bryce Higbee 34 

said that James Lawrence can lay blame on a signed document, but he is the one who came to the meetings and 35 

agreed to the original plan and he needs to be responsible for that. 36 

 37 

Judi Pickell asked Roger Bennett how the City Council can help our staff.  She said we are giving them ordinances 38 

to rewrite without providing Sterling Codifiers to help them. She said we are saying we want design review 39 

standards when every other city hires consultants.  She said we say we want trails and other amenities when other 40 

cities have support staff to do that. She said we keep piling all this stuff on the staff and expect them to do a better 41 

job when we only have a bare bones staff. We tell them to do this and do that and then a little bit more and then get 42 

back to us. When the staff is overworked, you get a bad product. Roger Bennett said it is a budgetary issue and there 43 

is a limit to what Alpine can do without any businesses. 44 

 45 

Jason Bond said the Leakage Study will be on the City Council agenda on March 10
th

. 46 

 47 
VI.   APPROVAL OF PLANNING COMMISSION MINUTES OF:  Feb 03, 2015 48 

 49 

MOTION:  Jason Thelin moved to approve the Planning Commission Minutes for Feb 03, 2015 subject to changes. 50 

 51 

Steve Swanson seconded the motion.  The motion passed unanimously with 7 Ayes and 0 Nays. Bryce Higbee, 52 

Steve Cosper, David Fotheringham, Jason Thelin, Chuck Castleton, Steve Swanson and Judi Pickell all voted Aye. 53 

 54 

Jason Thelin stated that the Planning Commission had covered all of the items on the agenda and adjourned the 55 

meeting at 8:55pm.  56 
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