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ALPINE CITY PLANNING COMMISSION MEETING 

NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah, will hold a Public Meeting
on Tuesday, August 4th , 2026 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, al pi neut.gov.

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

II. REPORTS AND PRESENTATIONS
None

Ill. ACTION/DISCUSSION ITEMS: 
A. Discussion Item: Review of proposed detached ADU code language 
B. Action Item: Public Hearing - Proposed text amendments to Alpine Development Code

IV. COMMUNICATIONS

V. APPROVAL OF PLANNING COMMISSION MINUTES: July 7th
, 2026

ADJOURN 

Chair Alan MacDonald
July 31 5', 2026

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/pmnlindex.html. 















I. Accessoty dwelling units are listed as a permitted use within the zone.

2. Detached accessory dwelling units shall be permitted only on lots greater than eleven thousand 

square feet and only in owner-occupied single-unit detached dwellings. 

I. Owner occupancy shall not be required when the owner has submitted a

temporary absence application prior to beginning the temporary absence 

and meets the following c1iteria: 

I. 111e owner has a bona fide, temporary absence of three (3) years or

less for activities such as temporary job assignments. sabbaticals, 

military service, or voluntary service (indefinite periods of absence 

from the dwelling shall not qualify for this exception): or 

2. 111e owner is placed in a hospital, nursing home, assisted living

facility or other similar facility. 

3. Owner occupancy shall have the meaning set forth in Article

3 .0 I. 110, Alpine City Developmeot Code. 

4. The owner has resided in the residence for at least one (I) year

p1ior to beginning the temporary absence. 

2. A maximum of one (1) accessory dwelling unit shall be permitted in each

owner-occupied single-unit detached dwelling. If a prope11y already has an 

internal accessory dwelling unit, no detached accessory dwelling unit will 

be aJlowed. 

3. The detached accesso1y dwelling unit shall provide at least one (I) on-site

parking space in addition to the parking spaces required for a single• 

family dwelling. 

4. The detached accessory dwelling unit shall have a living space of no more

than 1,200 sg ft in size 

5. The detached accessoty dwelling unit shall meet the same setbacks as

those required for access01y buildings in the zone in which it is located. 

6. The detached accessory dwelling unit shall be built with materials and

design that match those of the main dwelling. 

7. The access01y dwelling unit shall comply with all size and access

specifications of the International Residential and Building Codes. 

8. The detached accessory dwelling unit shall connect to the same meter as

the main dwelling for each water, gas and electric utility service, and the

meter shall be in the name of the owner. If there is not sufficient capacity

for the accessory dwelling unit on the meter, it is prohibited.
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ALPINE CITY PLANNING COMMISSION MEETING 1 
Alpine City Hall, 20 North Main, Alpine, UT 2 

July 7, 2026 3 
 4 
I.  GENERAL BUSINESS 5 
 6 

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

Chair: Alan Macdonald  10 
Commission Members: Michelle Schirmer, John MacKay, Troy Slade, Susan Whittenburg, Jeff Davis, 11 
Greg Butterfield 12 
Excused:  13 
Staff: Caden Lyon, Marla Fox, Jason Judd 14 
 15 
Others: Trevor Sharp, Wes Funk 16 

 17 
 B.  Prayer/Opening Comments: Michelle Schirmer 18 
 C.  Pledge of Allegiance: Susan Whittenburg 19 
 20 
II. REPORTS AND PRESENTATIONS 21 
None 22 
 23 
III. ACTION ITEMS 24 
 25 

A. Action Item: Review of Five 12 Commercial Site Plan 26 
Caden Lyon said The Five.12 Commercial Site Plan is proposed for the address of 170 S Main Street in 27 
Alpine and proposes a new commercial building. The building is to support their ongoing operational 28 
needs and provide more space for their non-profit ventures. Since the Planning Commission meeting on 29 
June 2nd, the applicant has updated their building design with the purpose of trying to meet the 30 
Historic/Gateway Design Guidelines.  31 

Caden Lyon said what they do in this building is to help feed children that go home hungry on the 32 
weekend.  They aid those students in need so kids are fed which is a great thing. 33 

The applicant has provided a site plan that overall meets the code requirements for §3.06 Business 34 
Commercial Zone and §3.11 Gateway/Historic Zone. The building takes on an industrial look with dark 35 
brick and black metal trims and accents to complement the main material. The landscaping requirement of 36 
20% coverage of the site is currently being met, any new building will be in compliance with that 37 
requirement. A few streetscape elements every thirty (30) feet would be needed along the sidewalks. 38 
There is a water tank proposed for the site which will have to be evaluated for compliance at a later date, 39 
and likely will require a building permit and might need to meet accessory structure setback standards. 40 
Since this needs further evaluation, it should be labeled as “future proposed water tank.” 41 

Alan Macdonald said this is the first application asking for a water tower, so we don’t know exactly what 42 
the requirements are for that.  He asked that the city give guidance on that.  Caden Lyon said this should 43 
be labeled on the site plan as a future project and considered at a later date. 44 



2 
 

PC July 7, 2026 

More details from the applicant: 1 

 2 

 3 

Staff recommends that the Planning Commission consider sending a positive recommendation to the City 4 
Council for the proposed site plan for the new Five.12 commercial building at 170 S Main Street, with the 5 
condition that the streetscaping requirements be met and that the proposed water tank be labeled as 6 
“future proposed water tank” on the site plan.  7 

Alan Macdonald asked what the streetscaping requirements would be.  Caden Lyon showed the Historic 8 
Design guidelines on streetscaping.  It states: 9 

1.  Every thirty feet along the sidewalk needs to have some sort of streetscape feature.  10 
Acceptable streetscape features, but are not limited to, the following: trees, planters, benches, 11 
drinking fountains, decorative garbage canisters, outdoor clocks, bike racks, and water 12 
features. 13 

Caden Lyon said we would look for something like that along the sidewalk.  He said this building is set 14 
way back on the site so it’s definitely more of a concern when a future building comes in.  However, it is 15 
part of the requirement, so we are including that now. 16 
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Alan Macdonald said at some point a building will front Main Street and that will come with a landscape 1 
plan.  What the applicant has proposed is to seed that area and on the north side there is some landscaping 2 
and an area for a future proposed 13,000 square foot office building.  Caden Lyon said the applicant is 3 
calling the seed area a river rock mulch.  He said it is up to the Commissioners to decide if the applicant 4 
should meet the landscape requirement now.  Obviously, no future is guaranteed, so you may not want to 5 
skip it in case the other building doesn’t go in in the future. 6 

Caden Lyon showed an updated site plan showing the applicant meets the landscaping requirement even 7 
after a future office building is approved there. He said you can see the green shows all the landscaping 8 
area, as well as the landscape area we just had up. 9 

Caden Lyon showed renderings of the proposed building with a lot of dark brick as the main material.  He 10 
said they are proposing to use different metals to compliment and accent the building.  There are parapet 11 
walls and the height of the structure is twenty-eight feet to the top of the parapet.  He said there is a 12 
variety of windows, metal detail for accent, and faux smokestacks for design. 13 

Dallas Nelson, architect with DNA, INC., said he’s been working on this with the owner, Nick Greer.  He 14 
said he’s worked on other buildings with Nick Greer and said Mr. Greer loves the historic and very 15 
interesting and unique projects.  He said they are comfortable and confident that this is going to turn out 16 
exceptional.  We’re trying to recreate some history right here on his site with this design and these ideas 17 
overall. 18 

Alan Macdonald asked if there is anything inaccurate on the rendering.  Mr. Nelson said this is an AI 19 
drawing, so it renders and romanticizes the building itself.  He said the windows are a little bit different in 20 
the rendering versus the formal elevations.  The proportions are slightly different with the AI version 21 
coming out at seventy-five feet in length when the building is actually one hundred feet in length.  So, the 22 
AI program didn’t get things one hundred percent, but it captures the essence. He said concept, sketches 23 
and renderings have always been close representations of what the final will be, but then the technical 24 
drawings are very accurate and would represent final dimensions and lengths for comparison.   25 

Dallas Nelson said if you look generally at this, you capture the flavor and you get the specifics from the 26 
2D drawings.  Alan Macdonald said it looks like you are using a reproduction period type of black lamps 27 
and a canopy over the front door.   Dallas Nelson said yes, there are a majority of the details captured in 28 
this rendering.  Alan Macdonald asked Mr. nelson if he brought a brink sample with him.  Mr. Nelson 29 
said he did not, but this would be a more rustic type of darker red brick similar to the rendering. 30 

Alan Macdonald said he sees a lot of architectural details around the windows, soldier course.  Dallas 31 
Nelson said the brick detailing was the difference maker in these buildings historically.  The material was 32 
pretty expensive, and the labor was pretty cheap, so they would add all kinds of details around windows 33 
and cornices that made the projects beautiful, which is different now.  He said for us now, the labor is 34 
what’s so expensive and the bricks are pretty cheap.  He said they would like to use the brick in a way 35 
that would feel accurate and bring some presence to the building and make it feel like it may have been 36 
there for a hundred years. 37 

Alan Macdonald asked what the black part was on the end of the building.  Dallas Nelson said that is part 38 
of the existing building and not part of the new addition.  He said he just showed it on the rendering for 39 
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reference.  He said it’s been a challenge to try and blend the two different buildings together.  He said 1 
what’s currently on the existing building is a corrugated metal that looks pretty good.  He said they 2 
haven’t anticipated refinishing the existing building for the sake of cost to help the charity versus what 3 
they can do with the building itself. 4 

Alan Macdonald asked if the portion of the building over the entryway that has the Five.12 logo that is 5 
the parapet, does it break up the roofline.  Dallas Nelson said it will come out from the main volume of 6 
the building by three foot four inches which is a brick increment.  It is also a couple of feet taller than the 7 
rest of the building.  He said they have used that strategy to vary the roofline and bring interest to it and 8 
hopefully comply with the guidelines of the Historic District.   9 

Michelle Schirmer asked if this was going to be compliant with the sign ordinance before we got too far 10 
along.  Dallas Nelson said they would come back later to get a sign permit but wanted to show what the 11 
signage might look like on the rendering.  He said he wasn’t sure if it would just be painted or have some 12 
dimension to it.  He said it would most likely be painted just for the historic context of it.   13 

John MacKay said if you decide to have a lighted sign, pass on to your design people that projected light 14 
onto the building and the sign is okay.  Lights inside the lettering projecting out is not okay, and shadow 15 
box lighting is okay.  Alan Macdonald said the exterior lamps will shine right down on the building and 16 
be consistent with what’s already shown on the building.  Dallas Nelson said they will probably paint the 17 
lettering so it would feel like it was built and have some of the feeling of a time when they were driving 18 
model T’s down Alpine Main Street. 19 

John Mackay asked what the plan was for the water tank.   Dallas Nelson said he hasn’t been too involved 20 
with that, but it is just simple ideas at this point.  He said if that is going to be the decision maker in 21 
getting the building approved, he said they would just put that into the future.  Alan Macdonald said we 22 
want to know size, height, how it’s classified, and the dimensions.  Dallas Nelson said it is an idea and a 23 
place holder and would still need to be designed, he said he’s never designed a water tank.  John MacKay 24 
said his recommendation is that it is left off the plan and brought back at a later time once there is more 25 
information. 26 

John MacKay asked about the interim streetscape plans. Dallas Nelson said that will fall under the 27 
landscape team who is with me here as well.  He said a lot of that will be addressed by the next building.  28 
John MacKay said before we can approve this building, we need to know what will be done in the 29 
interim.  Dallas Nelson said we need to have a standalone version. 30 

Susan Whittenburg asked if Mr. Neson had any preliminary renderings for the next building, and he 31 
replied, no.  He said this building will establish the style of what the next building will be. He said the 32 
buildings would not be twins, but more like cousins and they want to make sure that what they design 33 
now will work for the entire project.  34 

Alan Macdonald said on the east side of this property along Main Street, and around the west side of 35 
Main Street next to the sidewalk, he heard there would be some type of rock or mulch or bark.  Mr. 36 
Nelson said that was correct. 37 

Brian Wilson, Focus Consulting landscape designer, said it is with every intent to meet the municipal 38 
code with the furnishings.  You can see on the east side; there’s two benches and the required mulch 39 
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would be placed there. He said it wouldn’t be his recommendation at this time to add any sort of live plant 1 
vegetation or material such as trees, or shrubs, because in the future as the secondary building does go in, 2 
a lot of the site activity for demolition and masquerading would cause those things to be removed.   3 

John MacKay asked if there was any expectation of when the second building would be built. Brian 4 
Wilson said he didn’t know at this time.  He said it could be one year or five or ten years.  John MacKay 5 
said that’s the issue because if it’s five or ten years, we need to have something more substantial in the 6 
landscape plan.   7 

Alan Macdonald asked if there would be any water to the native grasses.  Brian Wilson said any sprinkler 8 
system would have to be torn up later.  He said it is advisable to have a four-inch depth of the rock mulch 9 
with a weed barrier at a minimum.  It is advisable to have at least one year of temporary water for the 10 
native grasses to get it established and to start growing and minimize weeds. He said after one growing 11 
season if it germinates well, then it can usually establish and sustain itself with what mother nature allows 12 
it. 13 

Alan Macdonald asked if they would have water to the grasses for at least one year.  Brian Wilson said 14 
that would be the best plan.  Alan Macdonald asked if it was in the plan and Brian Wilson said it was not.  15 
Michelle Schirmer asked Mr. Wilson if he had been successful with the native grass seed.  He said he had 16 
multiple projects.  He said they typically use it in a lot of retention and detention areas especially in Eagle 17 
Mountain where we’re trying to preserve water or there’s no access to water.  Alan Macdonald asked to 18 
see a picture of what the plants look like.  Brian Wilson said if you have driven through Daybreak, you 19 
have seen the tall, beautiful tuffs of grass that weep over and establish well next to other plant types.  20 
Greg Butterfield thought this was the same plant that Nick Greer had planted out in front of his house as 21 
part of a zero scape. 22 

Greg Butterfield asked if the water tower was just for esthetics or would it be functional. Dallas Nelson 23 
said it would be functional for emergency water storage.  Alan Macdonald said if the water tank was 24 
actually going to hold water, it would need to be engineered.  Dallas Nelson said it would take a specialty 25 
engineering company to design the structure of it and the actual water distribution.  He said that would be 26 
down the road and not part of this project. 27 

Alan Macdonald showed some images of native grasses.  Brian Wilson said they have had good luck with 28 
wildflowers and said they tend to create a really beautiful mixture. 29 

Greg Butterfield said there are eighty-five parking stalls.  He asked how many full-time employees there 30 
were and what time do they come.  He said he is asking because we get a lot of complaints about parking 31 
from the school across the street.  He said congrats on what you are doing, we think it’s a great cause.  He 32 
asked if there had been any thought relative to minimizing the ingress, egress and traffic because he 33 
assumed the eighty-five employees don’t live in Alpine.  He asked if employees would be coming to work 34 
at the same time as the school traffic because we have cars parked on the road and even in this parking 35 
lot.  He said Nick Greer put up a sign recently that says no parking.  He said he was curious what the plan 36 
for that was. 37 

Alan Macdonald said when they came in and talked to us a few weeks ago, they said they have church 38 
groups and volunteers that come in to do the work.  He didn’t think there were very many full-time 39 
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employees.  There are delivery trucks that bring the food in and he thought a lot of the packaging was 1 
done in the evening by these groups and then the food is delivered to local schools for the kids to take 2 
home.  He didn’t think there was daily work.   3 

Dallas Nelson said he went and worked at the facility on a Wednesday at 6:00 pm and it was one hour of 4 
frenetic work with about one hundred people in there and then everybody went home.  A few people stay 5 
to load up these totes into trucks for the next day.  He said it’s really one day a week that it’s intensive 6 
and for one hour a day for the most part.  The idea is for kids to have food to take home over the 7 
weekend.  He said the new parking lot would be shared.  When the office building gets built, employees 8 
will park there during the day and in the evening after work, the volunteers will show up to work in the 9 
warehouse one day a week.  Employees on the warehouse side are minimal and may not even be 10 
employees, they could be volunteers.  He said there may be four to eight people. 11 

Trevor Sharp, Silver Fox Construction, said he’s worked at the facility with his brother-in-law, Nick 12 
Greer.  He said on the nights that work is done youth groups come in carpools of five or six vehicles, do 13 
the work and then go home. The next morning, someone comes and picks up the totes and delivers them. 14 

Michelle Schirmer said earlier in the Spring, they used this building as a community fundraising event 15 
with a street market with pop-ups and a concert.  She asked if that was going to be a continual use going 16 
forward or was that just a one off.  Dallas Nelson said he didn’t know about that event but said it may be 17 
used on occasion for other purposes.  He said this is going to be a twenty-foot-high warehouse so they can 18 
stack pallets of product.  He said this is not going to be a reception center.  The business has grown out of 19 
the original building and they need more room.  The building will be primarily used for this business.  He 20 
said they may have an event from time to time if it helps further the mission. 21 

Alan Macdonald said that with brick being the main building material, the building complies with the 22 
Gateway Historic Design Guidelines.  He said the parking and landscaping looked consistent.  He said the 23 
biggest issue he sees if there is a motion of recommendation is to deal with the tower as a future matter 24 
and that the landscaping calls for some method of at least a year or so of watering to establish the native 25 
grass. 26 

Jeff Davis asked if the city has any recourse if the landscaping gets out of control.  Caden Lyon said the 27 
landscaping will follow whatever is approved and if it gets out of control then we do have recourse.  Jeff 28 
Davis said he likes the water tower and said it would be cool.  He said we would talk about emergency 29 
dumping of the water, where it would go, controls, and security keeping kids or people from climbing it. 30 

Greg Butterfield said he is in favor of having the landscaping go in now because it could be ten years until 31 
the next building is built.  He said he likes the grass, flowers, and benches. 32 

Michelle Schirmer asked about the smokestacks and wanted to know if they were included in the height 33 
restrictions.  Caden Lyon said they would be considered a chimney and not included in the height 34 
measurement. 35 

MOTION: Planning Commissioner Greg Butterfield moved to recommend approval to the City Council 36 
the proposed sit plan for the new 512 commercial building located at 170 S Main Street with the 37 
following conditions. 38 
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1. Remove water tower as part of the approval process to be presented with specificity and 1 
details at a future date. 2 

2. If the second building is not done within a three-year time frame, the landscape company 3 
landscape per the design that’s proposed which is the space by the sidewalk that fronts the 4 
entire property.  5 

Troy Slade seconded the motion.  Discussion followed. 6 

MOTION: Planning Commissioner John MacKay proposed an amendment to the second condition of the 7 
motion. 8 

1. Strike the three-year time frame for establishing landscaping and require the entire building 9 
envelope be landscaped as proposed with native grasses and flowers with enough watering to 10 
establish vegetation for a one-year period. 11 

Greg Butterfield accepted the amendment to the motion. 12 

Susan Whittenburg seconded the motion.  There were 7 Ayes and 0 Nays. The motion passed 13 
unanimously. 14 

Ayes                                                                      Nays                               15 
Alan Macdonald                                                                                                  16 
John MacKay                            17 
Jeff Davis                                                                                                      18 
Michelle Schirmer                                                                                            19 
Susan Whittenburg                                                                                              20 
Troy Slade                                                                                                          21 
Greg Butterfield 22 

IV. COMMUNICATIONS  23 
Caden Lyon said we will have some city code amendments coming some time soon. 24 
 25 
V. APPROVAL OF PLANNING COMMISSION MINUTES: June 16, 2026 26 
 27 
MOTION: Planning Commissioner Jeff Davis moved to approve the minutes for June 16, 2026, as written. 28 
 29 
John MacKay second the motion. There were 7 Ayes and 0 Nays (recorded below).  The motion passed.  30 
 31 

        Ayes:    Nays:   Excused: 32 
Michelle Schirmer                                         33 
John MacKay        34 

                   Troy Slade 35 
                   Alan Macdonald  36 
                   Susan Whittenburg 37 
                   Jeff Davis 38 
                   Greg Butterfield 39 
                                        40 
MOTION: Planning Commission member Jeff Davis moved to adjourn the meeting. 41 
 42 
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Susan Whittenburg seconded the motion.  There were 7 Ayes and 0 Nays (recorded below).  The motion 1 
passed.  2 

        Ayes:    Nays:   Excused: 3 
   Michelle Schirmer                                                     4 
   John MacKay        5 

                      Troy Slade 6 
                      Alan Macdonald  7 
                      Susan Whittenburg 8 
                      Jeff Davis 9 
                      Greg Butterfield 10 
 11 
The meeting was adjourned at 6:58 p.m.   12 
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