
 

 

 
 

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 15th, 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, alpineut.gov. 
 
I. GENERAL BUSINESS 

A. Welcome and Roll Call: Jeff Davis   
B. Prayer/Opening Comments: By Invitation                 
C. Pledge of Allegiance: By Invitation    

 
II. REPORTS AND PRESENTATIONS  

None 
 

III. ACTION/DISCUSSION ITEMS:  
A. Action Item: Public Hearing - Proposed Development Agreement for new subdivision on Healey 

Blvd 
B. Action Item: Public Hearing - Proposed text amendments to Alpine Development Code §3.12 

Sensitive Land Ordinance and addition of Wildland-Urban Interface (WUI) map 
C. Action Item: Public Hearing - Proposed text amendments to Alpine Development Code §3.21.060 

regarding Fences, Walls, and Hedges 
 

IV. COMMUNICATIONS  
 

V. APPROVAL OF PLANNING COMMISSION MINUTES: August 18th, 2026, September 1st, 2026 
 

         
ADJOURN      
 
        Chair Alan MacDonald  
        September 11th, 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/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 PLANNING COMMISSION AGENDA 
 

 
SUBJECT: Proposed Development Agreement for new Healey Blvd subdivision 
 
 
FOR CONSIDERATION ON: September 15, 2026 
 
 
PETITIONER: Lovell Development Group   
 
 
ACTION REQUESTED BY PETITIONER: Review proposed detached ADU 

code and amendments to §3.14 
      
BACKGROUND INFORMATION:  

 
 
Lovell Development Group has approached the city with a proposal to enter into a development 
agreement to develop the properties with serial nos. 11:054:0449 and 37:280:0001 on the south 
side of Healey Boulevard and west of the Healey Well.  The properties are located in the CR-
40,000 zone.  The proposal includes developing five lots with the lots fronting on a private road.  
Private roads are not currently allowed according the Alpine City Development Code (DCA).  In 
addition, all lots are required to meet the frontage requirements on a public street.  The developer 
is seeking an exception to these provisions through a development agreement.   
 
Utah State Code allows a city to grant exceptions to city code requirements through a 
development agreement, with the requirement that the development agreement goes through the 
same approval process required for adopting a new land use regulation (i.e., planning 
commission, public hearing and city council hearing).  This is outlined in Utah Code Ann. §10-
20-508 as follows: 
 

 
 
Following is an excerpt from DCA 4.04.080 regarding limitations and prohibitions for 
development agreements: 
  



 
  
Item 4.c. states that if anything conflicts with the city ordinance, it would be required to go 
through the process of a code amendment, which would involve the planning commission and 
city council.   
 
As part of this proposal, the developer would provide the following: 

• A 15-foot wide storm drain easement along the south and west boundaries of the 
development. 

• A 15-foot wide waterline easement along the east boundary of the development. 
• The developer is proposing to install a storm drain line and pressurized irrigation line 

within the easement, with the city reimbursing the developer for the cost of the 
improvements, less a $100,000 contribution from the developer towards the cost of the 
improvements. 

 
These improvements are desired by the city.  The storm drain line would help cure a drainage 
issued that has been an issue in the past for the city property to the east.  The pressurized 
irrigation line would complete a portion of the master planned 24” line in the irrigation system.   
 
The developer has looked at a 4-lot plan where all lots would front on Healey Boulevard and 
would not require a development agreement since all provision of the city code could be met.  
The following list of perceived benefits for the 5-lot plan was provided by developer: 
 

We continue to believe the private lane concept provides several meaningful benefits 
when compared to the traditional four-lot layout, including: 
 
• Reduced driveway cuts along Healey Boulevard, improving traffic flow and safety. 
• Improved ingress and egress through a consolidated access point. 
• A cleaner and more attractive streetscape. 
• Enhanced frontage landscaping and improvements that would be privately maintained. 
• Additional infrastructure benefits to the City through the proposed storm drain and 
water line easements. 
• A planning outcome that we believe better fits the property while minimizing impacts to 
the surrounding neighborhood. 



 
Additionally, it is important to note that the proposed storm drain and water line 
easements would not be provided under the traditional four-lot code-compliant layout. 
We believe the Development Agreement approach creates an opportunity for the City to 
receive meaningful infrastructure benefits while also achieving what we feel is a superior 
planning outcome for the property and surrounding neighborhood. 

 
Since the original proposal, the developer has made the following update to their proposal: 
 
 
After reviewing the plans, particularly page PP-03, we think there may be a better long-term 
solution. 
 
Proposal Summary: 

• Provide a 5-foot PUE along the east side of our property for the buried pump station 
power. 

• Keep the new 24-inch water line on City property rather than in an easement that would 
eventually run through a future homeowner’s backyard. 

• With the reduction in the easement we would be giving the City, we could instead 
contribute an additional $50,000 toward the City’s installation of the 24-inch water 
line. This would also address the feedback we heard from the City Council during the 
work session about increasing our financial contribution. 

• Coordinate the work this winter while the system is shut down and our property is still 
open for construction. 

 
 
STAFF RECOMMENDATION 
 
Staff recommends that the Planning Commission consider the proposal to allow a private lane and 
five-lot plan for the Development Group mentioned, in exchange for help in completing 
important city improvements to the Public Works system. Not all considerations in the 
Development Agreement have been finalized and must still be worked out with the developer. If 
the Planning Commission finds the agreement satisfactory, then staff would suggest sending a 
positive recommendation to the City Council.  
 
 
 
 
 
Motion to Approve: 
I move to recommend approval of the Development Agreement for the new subdivision 
proposal on Healey Boulevard as proposed.  
 
Motion to Approve with Conditions: 
I move to recommend approval of the Development Agreement for the new subdivision 
proposal on Healey Boulevard as proposed, subject to the following conditions: 
*Insert Proposed Conditions 
 
Motion to Table: 
I move to table consideration of the Development Agreement for the new subdivision 
proposal on Healey Boulevard to a future meeting in order to allow additional time for 



revisions and/or additional information, including: 
*Insert additional information needed.  
 
Motion to Deny: 
I move to recommend denial of the Development Agreement for the new subdivision 
proposal on Healey Boulevard as proposed based on the following findings: 
*Insert findings 
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ALPINE PLANNING COMMISSION AGENDA 
 

 
SUBJECT: Amendment of DCA 3.12 to reference 2024 International Wildland-

Urban Interface Code (IWUIC) and Adopt Wildland Urban Interface 
(WUI) Map 

 
 
FOR CONSIDERATION ON: September 15, 2026 
 
 
PETITIONER: Staff   
 
 
ACTION REQUESTED BY PETITIONER: Review proposed WUI map and 

consider it for adoption into DCA 
 
      
BACKGROUND INFORMATION:  

 
During the 2025 General Session, the Utah Legislature adopted HB 48 concerning  
wildfire and the Wildland-Urban Interface. Among other provisions, the legislation  
established requirements for state and local governments to identify and address  
wildfire-risk areas within their jurisdictions and tied certain State assistance and  
funding for wildfire preparation, mitigation, and firefighting efforts to compliance  
with State WUI requirements. 

In January 2026, the City previously adopted required WUI regulations in order to remain 
in compliance with State law and maintain eligibility for applicable State assistance and 
funding. 

Since that time, the Utah Legislature adopted HB 41 during the 2026 General Session. 
HB 41 updates the State’s adopted WUI standards from the 2006 Utah Wildland Urban 
Interface Code to the 2024 International Wildland-Urban Interface Code. The 
legislation also establishes requirements concerning the designation of WUI areas on 
local WUI maps. 

Under the updated State requirements, areas designated on a local WUI map generally 
must meet the applicable wildfire-risk threshold established by the State’s Smoothed 
Structure Exposure Score mapping (meeting or exceeding a score of 5). Areas below 
the applicable threshold may not be designated as WUI areas unless the State’s approval 
requirements are satisfied. 

The State’s wildfire-risk mapping identifies varying levels of wildfire exposure 
throughout Alpine City. While much of the City falls below the State’s applicable 
threshold, portions of Alpine have exposure scores that meet or exceed the Level 5 
threshold established under the updated State requirements. 

These higher-risk areas are generally concentrated in portions of Alpine located adjacent 
in northern Alpine and near to the City’s foothill and wildland areas, including portions 
of [Grove Drive / northern Alpine / other applicable areas]. These areas are more directly 



exposed to wildfire hazards because of their proximity to undeveloped vegetation, steep 
terrain, and other conditions associated with the wildland-urban interface. 

City staff have reviewed the State’s Smoothed Structure Exposure Score map and 
prepared a proposed WUI map for Alpine City. The proposed map generally limits the 
City’s WUI designation to those areas that meet the State’s Level 5 and higher exposure 
threshold. 

Staff does not recommend, at this time, designating additional areas below the State’s 
Level 5 threshold. Limiting the initial designation to areas meeting the State’s established 
threshold provides a clear and defensible basis for the City’s WUI map while avoiding 
the need to seek additional State approval for lower-risk areas. 

The State’s updated WUI requirements are scheduled to take effect January 1, 2027. 
Updating the City’s code and adopting the WUI map in advance of that date will allow 
the City to provide notice and education to affected property owners and prepare for 
implementation of the new requirements. 

Accordingly, the proposed ordinance would accomplish the following: 

• Update the City’s WUI provisions in 3.12 of DCA to reference and implement 
the 2024 International Wildland-Urban Interface Code, effective January 1, 2027, 
consistent with the effective date established by State law; and 

• Adopt the Alpine City WUI map, identifying those areas that meet the State’s 
applicable Level 5 or higher wildfire exposure threshold. 

 
 

 
 
STAFF RECOMMENDATION: 
 
Staff recommends that the Planning Commission: 

1. Recommend approval of the amended Wildland-Urban Interface provisions in 
DCA to reference and implement the 2024 International Wildland-Urban 
Interface Code, consistent with applicable State law effective January 1, 2027; 
and 

2. Recommend adoption of the proposed Wildland-Urban Interface (WUI) map 
identifying those portions of Alpine City that meet the State’s applicable wildfire 
exposure threshold. 
 

 
 
 
 
 
 
 
 
 
 



Motion to Approve: 
I move to recommend approval of the amended Wildland-Urban Interface provisions in 
Alpine Development Code and recommend adoption of the proposed Wildland-Urban 
Interface (WUI) map, as proposed. 
 
Motion to Approve with Conditions: 
I move to recommend approval of the amended Wildland-Urban Interface provisions in 
Alpine Development Code and recommend adoption of the proposed Wildland-Urban 
Interface (WUI) map, subject to the following conditions: 
*Insert Proposed Conditions 
 
Motion to Table: 
I move to table consideration of the amended Wildland-Urban Interface provisions in 
Alpine Development Code and recommend adoption of the proposed Wildland-Urban 
Interface (WUI) map to a future meeting in order to allow additional time for revisions 
and/or additional information, including: 
*Insert additional information needed.  
 
Motion to Deny: 
I move to recommend denial of the amended Wildland-Urban Interface provisions in 
Alpine Development Code and recommend adoption of the proposed Wildland-Urban 
Interface (WUI) map based on the following findings: 
*Insert findings 

 















Exhibit B 

3.12 Sensitive Land Ordinance 

Clean Version 

3.12.040 Sensitive Land Classifications 

The following factors shall be used to determine the classification of various lands and their constraints to building and development on 
them: 

1. Geologic Hazard Lands. Lands identified on the Official Alpine City Hazards map as having landslide, debris flow, rock fall, 
soil liquefaction or surface-fault-rupture hazards. 

2. Hillside Lands. Lands identified on the Official Alpine City Hazard map as having an elevation above 5350 feet Mean Sea 
level. 

3. Wildland Urban Interface Lands. Lands identified on the Official Alpine City Wildland-Urban Interface (WUI) map as being 
within the Wildland-Urban Interface Overlay, which refers to those areas which meet or exceed an exposure score of 5 on the 
adopted WUI map. 

4. Flood Plain Lands. Lands with potential stream flow and flood hazard. Flood plain lands consist of all lands contained within 
the 1% annual chance flood as defined by Federal Emergency Management Agency, in the most current Flood Insurance Rate 
Map (FIRM) shown for Alpine City. The FIRM map is also adopted as the Official Alpine City Hazard map for flood damage 
prevention overlay zone. 

(Original Ordinance No. 2002-01. Amended by Ordinance 2005-03, 1/25/05) 

HISTORY 
Amended by Ord. 2019-18 on 8/13/2019 
Amended by Ord. 2020-03 on 2/11/2020 

3.12.050 Official Maps 

1. The Alpine City Council shall adopt official overlay zoning maps denoting the above identified areas. Substantial amendments 
of these maps shall require City Council approval. The official Alpine City Sensitive, Flood, and Hazard Land maps may be 
amended by the City Council after a receiving a recommendation from the Planning Commission. 

2. Map as Reference to Text 

a. The text provisions of this ordinance shall be used to determine which sensitive land category the applicant is in and 
what requirements they are subject to under this ordinance. 

b. Applicants are required to provide the Planning Department with a delineation of the Sensitive Land Area on the 
subject property as part of the application. An application shall not be considered complete until this delineation is 
submitted. 

c. An applicant may identify and delineate Sensitive Areas by gathering and reviewing information other than the 
Alpine City Sensitive and Hazard Land Maps, such as aerial photographs or coring of soils. 

d. The attached maps are hereby adopted as the Official Alpine City Sensitive and Hazard Land Maps until such time as 
they may be amended or supplemented. The Alpine City Wildland-Urban Interface (WUI) Map is hereby adopted as 
the official map for helping determine the geographic boundaries of the WUI Overlay.  

(Original Ordinance No. 2002-01. Amended by Ordinance 2005-03, 1/25/05) 

 

 

https://alpine.municipalcodeonline.com/book?type=development#name=3.12.040_Sensitive_Land_Classifications
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2019-18.pdf
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2020-03.pdf
https://alpine.municipalcodeonline.com/book?type=development#name=3.12.050_Official_Maps


Slide Hazard Map 

 

 

http://s3.amazonaws.com/leulymedia/alpinecity/635283569251467257/73_Alpine_City_Slide_Hazard.pdf


 

Wildland-Urban Interface Map 

 



 

 

3.12.070 Wildland Urban Interface Overlay 

1. PURPOSE. To establish the geographic and administrative framework for applying the Wildland-Urban Interface (WUI) Code 
within Alpine City and to establish supplemental local standards where authorized by State law. The Wildland-Urban Interface 
Overlay shall apply to the areas identified on the Official Alpine City Wildland-Urban Interface Map.  

2. APPLICABLE WILDLAND-URBAN INTERFACE CODE. The 2024 International Wildland-Urban Interface Code, as 
adopted and amended by the State of Utah and Alpine City, shall govern construction, development, vegetation management, 
defensible space, and other matters regulated by the Wildland-Urban Interface Code within the Wildland-Urban Interface 
Overlay, except where this Code expressly establishes a lawful local amendment or supplemental requirement. The Wildland-
Urban Interface Site Plan/Development Review Guide previously referenced by this section is repealed as a controlling 
regulatory document upon the effective date of this amendment, except to the extent a specific provision is separately adopted 
or incorporated by reference by the City Council.  

3. ADDRESSES  

a. Specifications. Each premises within the Wildland-Urban Interface Overlay must have approved numbers or addresses, a 
minimum of 5 inches in size, placed in such a position as to be plainly visible and legible from the road fronting the property. 
Numbers shall contrast with their background and their positions shall be suited for visibility in all seasons. 

4. STRUCTURAL DESIGN AND CONSTRUCTION. Structures and construction within the WUI Overlay shall comply with the 
2024 International Wildland-Urban Interface Code and all other applicable State and City fire and building codes. Any 
additional sprinkler, ignition-resistant construction, or other local requirement shall apply only where expressly authorized by 
applicable law and expressly adopted by the City.  

5. VEGETATION MANAGEMENT AND DEFENSIBLE SPACE. Vegetation management, defensible space, combustible 
materials, and related fuel-reduction requirements within the WUI Overlay shall comply with the 2024 International Wildland-
Urban Interface Code and applicable State law, except where the City has expressly adopted additional local requirements 
authorized by applicable law.  
 

6. EXISTING STRUCTURES. Existing structures and properties within the WUI Overlay shall be regulated in accordance with 
the provisions of the 2024 International Wildland-Urban Interface Code and applicable State law governing existing buildings, 
additions, alterations, repairs, and other improvements. 
 

7. LOCAL SUPPLEMENTAL REQUIREMENTS. Any local requirement intended to supplement the 2024 International 
Wildland-Urban Interface Code shall be expressly identified in this Code or another ordinance adopted by the City and shall be 
applied only to the extent authorized by applicable State law.  

8. ENFORCEMENT 

1. Responsibility. The conditions outlined in the Wildland Urban Interface Overlay shall be maintained by the property 
owner and/or the applicable homeowners' association as a condition of maintaining "adequate fire protection" in 
accordance with Section 11-7-1 of the Utah Code Annotated and protective agreements, if any, made with Alpine 
City at the time of annexation. 

2. Non-Exclusive Nature. The provisions of the Wildland Urban Interface Overlay represent minimum standards. each 
owner of property in the Wildland Urban Interface area is expected to use reasonable care in mitigating potential fire 
hazards, whether or not the potential hazard is enumerated in this section. 

3. Pre-Existing Conditions. Property not in compliance with the vegetative clearance section of the Wildland Urban 
Interface Overlay at the time of passage shall have one year in which to conform to its provisions, except that 
retrofitting of sprinklers will not be required. 

4. Enforcement Official. Provisions of the Wildland Urban Interface Overlay shall be enforced by the Alpine City Fire 
Chief or his appointed designees. The Fire Chief is authorized to recommend alternatives to any of the provisions of 

https://alpine.municipalcodeonline.com/book?type=development#name=3.12.070_Wildland_Urban_Interface_Overlay


this code upon application in writing by the owner, lessee or a duly authorized representative where there are 
practical difficulties that prevent carrying out the such provisions, provided that the spirit and intent of the code shall 
be maintained, public safety furthered and substantial justice done. The particulars of such modifications and decision 
of the Fire chief shall be submitted to the City Council. 

i. Inspections. The Fire Chief or his designee shall conduct inspections to determine compliance with the 
Wildland Urban Interface requirements at the time of building permit inspections and at least once a year or 
at any other reasonable time. The Fire Chief or designee shall also conduct inspections based on the request 
of any other property owner, lessee, City official or employee who has reasonable cause to believe that a 
potential fire hazard exists in violation of the provisions of this ordinance. 

ii. Notice. The Fire Chief or his designee will annually publish and as needed periodic notices to remind 
residents of the provisions of the Wildland Urban Interface and will make available information on the 
provisions of the ordinance, as well as guidance on fire-resistant vegetation and suitable landscaping. 

5. Recourse. Any person adversely affected by any decision made in the exercise of the provision of this section may 
pursue administrative and legal remedies in accordance with the following provisions: 

i. Procedure. No person may challenge Alpine City's land use decisions under this section in district court 
until all administrative remedies have been exhausted. 

ii. Judicial Review. Any person having exhausted all possible administrative remedies may file a petition for 
review of the decision with the district court within 30 days after the local decision is rendered. 

iii. Validity of Ordinance. The courts shall presume that land use decisions and regulations are valid and 
determine only whether or not the decision is arbitrary, capricious or illegal. 

6. Remedies. Alpine City, its officers and employees, the city attorney or any owner of real estate within Alpine City 
may, in addition to other remedies provided by law, institute proceedings to secure injunction, mandamus, abatement 
or any other remedies provided by law, including prevention, enjoinment or removal. 

7. Injunction. Alpine City need only establish the violation in order to secure injunction. 

8. Building Permits. Alpine City, its officers and employees, may enforce this ordinance by withholding building 
permits and it shall be unlawful to erect, construct, alter or change the use of any building or other structure within 
Alpine City without approval of such building permit. 

i. Failure to Obtain Permit. Any architect, lending agency, builder, contractor or other person doing or 
performing such work as described in DCA 3.13.100 Part 6,b shall be deemed guilty of violating this 
ordinance at least to the same extent or manner as the owner of the premises, or the person for whom the 
use is established or for whom such buildings are erected or altered, and shall be subject to the penalties 
herein prescribed for a violation. 

ii. Compliance. The City may not issue a building permit unless the plans of and for the proposed erection, 
construction, reconstruction, alteration or use fully conform to all ordinances then in effect. 

9. Violation. Any violation of the provisions of the Wildland Urban Interface Overlay is punishable as a Class C 
misdemeanor upon conviction. Each person, firm or corporation found guilty of such violation shall be deemed guilty 
of a separate offense for every day during which any violation is committed, continued or permitted by such person, 
persons, firm or corporation, and shall be punished as provided in this ordinance. 

10. Nothing in this ordinance may be construed to prevent enforcement under the provisions of the current fire code as 
adopted by the State of Utah and the City of Alpine. 

9. WARNING AND DISCLAIMER. The degree of wildfire protection required by Wildland-Urban Interface Overlay is 
considered reasonable for regulatory purposes and is based on fire safety considerations. This section does not imply that land 
outside the Wildland-Urban Interface Overlay, or uses permitted within  the Overlay, will be free from damages from wildfires. 
This ordinance shall not create liability on the part of Alpine City, Utah, any officer or employee thereof, or the city’s fire 
agency for any wildfire damages that result from reliance on this ordinance or any administrative decision lawfully made 
thereunder. 



(Original Ordinance No. 94-11. Amended by Ord. 2001-05. Incorporated into Sensitive Lands Ordinance by Ord. No. 2005-03, 1/25/05) 

HISTORY 
Amended by Ord. 2019-10 on 5/14/2019 
Amended by Ord. 2019-18 on 8/13/2019 

4.07.040 Streets And Street Requirements 

15. Wildland Urban Interface. 

a. Access. All developments in the Wildland-Urban Interface Overlay shall comply with the emergency-access and 
access-road requirements of the currently adopted International Fire Code and the 2024 International Wildland-Urban 
Interface (WUI) Code, as applicable. Developments shall have more than one access route which provides 
simultaneous access for emergency equipment and civilian evacuation. The design of access routes shall take into 
consideration traffic circulation and provide for looping of roads as required to ensure at least two access points. 
Looped roads with a single access are not allowed. 

b. Exceptions. Where terrain features or other physical obstacles make provision of a second access impractical, a single 
access may be approved by the Land Use Authority after obtaining the recommendation of the Fire Chief and the 
Recommending Body . 

c. Specifications. All secondary access roads shall have a minimum all weather surface width of not less than twenty 
(20) feet and an unobstructed vertical clearance of not less than thirteen feet six inches (13' 6") to permit two-way 
traffic, unless a different standard is required by the applicable State-adopted fire or WUI code.  

d. Relationship to State-Adopted Codes. The requirements of this section are intended to supplement, and not replace, 
the applicable requirements of the International Fire Code or 2024 International WUI Code. Where a provision of this 
section conflicts with a mandatory requirement of State-adopted code, the State-adopted code shall control unless the 
local requirement is expressly authorized as a local amendment or supplemental standard.  

 

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2019-10.pdf
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2019-18.pdf
https://alpine.municipalcodeonline.com/book?type=development#name=4.07.040_Streets_And_Street_Requirements


ALPINE PLANNING COMMISSION AGENDA 
 

 
SUBJECT: Amendment of DCA 3.21.060 Fences, Walls, and Hedges 
 
 
FOR CONSIDERATION ON: September 15, 2026 
 
 
PETITIONER: Staff   
 
 
ACTION REQUESTED BY PETITIONER: Review proposed update to 

3.21.060 
 
      
BACKGROUND INFORMATION:  

Over the past few months there has been a discussion around the requirements governing 
fences in §3.21.060 of the Alpine Development Code. There has been some concern 
expressed that the current code does not sufficiently regulate issues that arise with the 
placement and height requirements of fences, among other details. Therefore, both City 
Council and Staff have undertaken the process to evaluate §3.21.060 and determine what, 
if any, changes should be made to more effectively administer fencing in Alpine.  

A few members of the City Council have put together a draft update to the fencing code, 
which has been brought before the Planning Commission today for evaluation. To aid in 
the review of this update and have a more robust conversation, Staff has provided a 
document looking at updating the fencing code as well that the Planning Commission can 
also consider as it contemplates potential changes to §3.21.060. 

 
 
STAFF RECOMMENDATION: 
 
Staff recommends that the Planning Commission evaluate and consider the potential 
changes proposed to chapter §3.21.060 of DCA regarding fences, walls, and hedges, and 
make recommendations for improvement. If found satisfactory, it is suggested that the 
Planning Commission make a positive recommendation to the City Council regarding the 
fencing code update.  

 
 
 
Exhibits 
 
Exhibit A – Fencing Code Update provided by City Council Members 
Exhibit B – Fencing code update redline version provided by Staff 
Exhibit C – Fencing code update clean version provided by Staff 
 
 



 
 
 
 
 
 
 
Motion to Approve: 
I move to recommend approval of the changes to §3.21.060 of the Alpine Development 
Code as proposed. 
 
Motion to Approve with Conditions: 
I move to recommend approval of the changes to §3.21.060 of the Alpine Development 
Code as proposed, subject to the following conditions: 
*Insert Proposed Conditions 
 
Motion to Table: 
I move to table consideration of the changes to §3.21.060 of the Alpine Development 
Code as proposed to a future meeting in order to allow additional time for revisions 
and/or additional information, including: 
*Insert additional information needed.  
 
Motion to Deny: 
I move to recommend denial of the changes to §3.21.060 of the Alpine Development 
Code as proposed based on the following findings: 
*Insert findings 

 



Exhibit A 
 

Fence Code Update 
 
 

FENCE ORDINANCE AMENDMENT 

A standard for measuring a fence and addressing the dirt grading issue fix: 
 
Measurement of fence shall be taken from both sides of the fence from the natural grade. If 
natural grade is unknowable use survey data or an average of both sides. 

Fence height fix: 
 
Closed fences to be 6 feet maximum height. Open fences to be 8 feet maximum height. 
Posts to be a maximum additional height of 9 inches. 

Fences being destroyed when residents felt it was mutually owned or not allowed to destroy 
fix: 
 
When applying for a fence permit a checkbox is included stating that if a previous fence is being 
removed that the fence is not mutually owned and the applicant has full ownership of the fence 
being removed. 

Fence style fix: 
 
No chainlink fences in Alpine unless for temporary construction or recreation such as baseball 
fields. 

A path for those needing larger fences: 
 
By providing traffic or noise data a larger fence against busy roads can be applied for with a 
public hearing and approved by the city council of up to 8 feet closed style and 12 feet open style. 
 



Fences being broken by city or recreation activity such as soccer: 
 
Resident fences broken by city approved recreation or work are to be replaced by the city upon 
city council approval.  

Fences on retaining walls: 
 
Retaining Walls & Fences: A fence on top of a retaining wall must not 
exceed a combined height of 6 feet closed and 8 feet open style. Any additional height must be 
setback from the retaining wall 1 foot back for every 1 foot of additional height with the 
maximum fence heights of 6 feet for closed and 8 feet for open style fences. 

A notice to adjacent homeowners to avoid disputes or give time for awareness and 
preparation and any disagreements. (This was not something staff thought possible but left in 
for council to consider) 
 
A 10-day notice to adjacent property owners before approval 

 

 

3.21.060 Fences, Walls And Hedges 

1. Requirement. All fences must be approved by the Planning and Zoning Department and a 
building permit obtained, including a ten (10) day notice to adjacent property owners prior to 
approval. Fences, including base foundation structure and decorative posts shall be located within 
the owner's property boundaries. Fences may be located on a shared property line if adjacent 
property owners agree in writing and are encouraged to collaborate on fence designs that are 
mutually beneficial. If an existing fence is to be removed or replaced, the applicant shall certify 
that the fence is not jointly owned and that the applicant has the legal authority to remove it.  
 

2. Fence Height and Grade Measurement Requirements. Height for privacy fences, walls, 
hedges and open style fences shall be measured from the natural undisturbed grade on both sides 
of the fence to the highest point of the fence or wall upon which it is constructed. Where natural 
grade cannot be readily determined, it shall be established using recorded survey data or, if 
unavailable, the average elevation of undisturbed ground on both sides of the fence, measured at 
eight (8) foot intervals. Fences on sloped lots shall be stepped or terraced as necessary to meet 
height requirements. Fence posts and decorative post caps may extend no more than nine (9) 
inches above the maximum permitted fence height.  

  
 3. Restrictions On Materials. Chain link Fences are prohibited in all zones with the following 

exceptions, which must be approved by the City Council. 
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 a. For recreational facilities such as baseball fields or tennis courts, and must be well 
maintained. 
 

 b. As temporary limits of disturbance, fencing during construction as approved by the 
City Council. 
 

 c. Chain link Fences within the required setback areas may be permitted in other 
circumstances by the City Council when it is found that the fence is necessary in the 
interest of security or public safety, and when the fencing needs cannot be reasonably met 
with any other type of fencing. 
 

 24. Front Yard Fences. Privacy fences, walls and hedges along the street frontage of a lot shall 
not exceed 3 feet in height when placed within 10 feet of the front property line. Open style 
fences shall not exceed 4 feet in height when placed within 10 feet of the front property line. 
Front yard fences may be eight (8) six(6) feet in height if they are placed at least 10 feet back 
from the front property line. and up to eight(8) feet in height if open style and placed at least 10 
feet back from the front property line. 

  
 35. Interior Side Yard Fences. Fences alongside yards shall not exceed 3 feet in height for 

privacy fences and 4 feet in height for open style fences when they are within 10 feet of the front 
property line. Side yard fences may be eight (8) six(6) feet in height when they are located at least 
10 feet back from the front side property line. and up to eight(8) feet in height if open style and 
placed at least 10 feet back from the side property line. 

  
 46. Rear Yard Fences. A rear yard fence may be eight (8) six(6) feet in height. and up to eight(8) 

feet in height if open style. 
  
 57. Corner Lot Fences within the Sight Triangle. The sight triangle on corner lots shall not be 

obstructed. Privacy fences, walls, trees and plants, hedges, and all objects in general excluding 
city street signs and city light posts shall not exceed three (3) feet in height, and open-style fences 
shall not exceed four (4) feet in height, when located within the sight triangle on a corner lot. The 
sight triangle is defined as the area formed by connecting the corner of the property to points 35 
feet back along each property line abutting the street. 

  
 68. Corner Lot Fences outside the Sight Triangle. Side yard fences abutting the street may be 

eight (8) six(6) feet in height, or up to eight(8) feet in height if open style, when they are located 
at least 35 feet back from the front property line, outside the sight triangle. For interior side fence 
see DCA 3.21.060 Part 2. 

 

 710. Fences on Retaining Walls. Under no condition shall a fence and wall exceed nine (9) eight 
(8) feet on the same plane. If a privacy fence that is on top of a retaining wall would exceed nine 
(9) eight (8) feet, the fence shall be set back at least four (4) 1 foot for every 1 foot of elevations 
exceeding 8 feet when combined with the retaining wall. feet from the frontside of the retaining 



wall. Open style fences including but not limited to rail fences, field fences, or chain link rod iron 
fences are permitted to be on the same plane as a retaining wall. 

10. Fences on Retaining Walls. A retaining wall and fence located on the same plane shall not 
exceed a combined height of six (6) feet for a closed-style fence and eight (8) feet for an open-
style fence. If these combined height limits are exceeded, the fence shall be set back from the 
front face of the retaining wall a distance of 1 foot for each additional foot of fence height. For 
example, a six (6) foot fence closed style fence on a 4 foot retaining wall shall be set back at least 
four (4) feet and an eight (8) foot open style fence on a five foot retaining wall shall be set back at 
least five (5) feet. The fence portion shall not exceed six (6) feet in height for a closed-style fence 
or eight (8) feet for an open-style fence. 

910. Fences on Retaining Walls. A retaining wall and fence located on the same plane shall not 
exceed a combined height of six (6) feet for a closed-style fence or eight (8) feet for an open-style 
fence. If the combined height exceeds these limits, the fence shall be set back from the front face 
of the retaining wall one (1) foot for each one (1) foot the combined height exceeds the applicable 
limit. For example, a six (6) foot closed-style fence above a four (4) foot retaining wall shall be 
set back at least four (4) feet, and an eight (8) foot open-style fence above a five (5) foot retaining 
wall shall be set back at least five (5) feet. In no case shall the fence portion exceed six (6) feet 
for a closed-style fence or eight (8) feet for an open-style fence. All fences and retaining walls 
shall also comply with the applicable minimum front, side, and rear yard setbacks, including any 
setback specifically required for a retaining wall.   

 811.. Agricultural Fences. Fences on property where an identifiable commercial agricultural 
product is produced shall not exceed eight (8) feet in height, and shall be an open style fence. 

  
 912. Fences Along Public Open Space and Trails. See DCA 3.16, DCA 3.16.100 Part 1 and 

DCA 3.17 and DCA 3.17.100 Part 3,a. 
 
Fences or borders along property lines adjacent to a trail or open space must meet with the City 
Planner and meet specific standards. 

  
 a. When the width of the open space or trail easement is less than 50 feet, bordering 

fences may not exceed  eight (8) six(6) feet in height, and shall not obstruct visibility. 
(Open style fences such as rail fences, field fence, or chain link rod iron fences are 
preferable.) 

  
 b. When the width of the open space or trail easement is 50 feet or more, fence standards 

as specified elsewhere in this ordinance apply. 
  
 c. Fences and hedges must be completely within the boundaries of the private property. 
  
 d. Hedges or shrubs must be maintained to the same height requirements as fences. 
  
 e. The owner of the fence or hedge must maintain the side facing the open space. 



  
 1013.. Conditional Uses for Interior Fences. A conditional use permit may be approved by the 

City  Planner Council for an interior fence over eight (8) feet in height for such things as sports 
courts, gardens and swimming pools. A conditionally approved interior fence shall not exceed 
twelve (12) feet in height and shall be an open style fence. (Ord. No. 2015-06, 05/26/15) 

 

 14. Rare Circumstance Conditional Use Permit. A rare conditional use permit can be granted 
by the City Council for privacy fences, walls, or hedges with lesser setback requirements and up 
to eight(8) feet tall, and open style fences with lesser setbacks up to twelve (12) feet tall otherwise 
restricted if: 

  
 a. A noise or safety impact can be clearly demonstrated through noise, traffic, or other 

data, 
  
 b. It does not obstruct scenic views or trail access, 
  
 c. Approval from adjacent impacted neighbors is acquired in writing, 

 
 d. And a public hearing and City Council approval occurs. 
  

 15. City-Caused Fence Damage. When a private fence is damaged as a result of City-authorized 
recreational activities, sporting events, or other City or public uses, the City shall repair or replace 
the damaged fence and, where recurring damage is reasonably anticipated, may install or 
contribute toward a more durable fence or protective barrier designed to withstand such use.  
 

  

(amended by Ord. No. 2005-02, 2/8/05; Ord. No. 2013-10, 7/9/13; Ord. No. 2015-06, 05/26/15; Ord. No. 
2017-01, 01/10/17; Ord. No. 2017-13, 06/27/17) 

HISTORY 

Amended by Ord. 2022-02 on 1/11/2022 

Amended by Ord. 2022-22 on 6/28/2022 

Amended by Ord. 2023-16 on 6/13/2023 

 

 

3.16.100 Improvements To Private Property Bordering Public Open Space 

 1 Fences or borders along property lines adjacent to open space must meet specific standards. 

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2022-02.pdf
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2022-02.pdf
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2022-22.pdf
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2022-22.pdf
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2023-16.pdf
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2023-16.pdf
https://alpine.municipalcodeonline.com/book?type=development#name=3.16.100_Improvements_To_Private_Property_Bordering_Public_Open_Space


 a. When the width of the open space is less than 50 feet, bordering fences may not exceed 
eight  eight (8) six(6) feet in height. or up to eight(8) feet in height if open style. 
 

 b. When the width of the open space is 50 feet or more, fence standards as specified 
elsewhere in this ordinance apply. 

  
c. Fences and hedges must be completely within the boundaries of the private property. 

  
 d. Hedges or shrubs must be maintained to the same height requirement as fences. 
  

e. The owner of the fence or hedge must maintain the side facing the open space. 
  
 2. Dogs shall be restrained such that they cannot enter open space. 
  
 3. All trees are to be planted entirely on private property. 

(Ord. 1998-20, 11/24/98; amended Ord. 2007-12, 08/14/07; Ord. 2016-07, 07/26/16; Ord. 2016-24, 
11/09/16) 

 

 

3.17.100 Trail Improvements And Maintenance 

 1. Maintenance and Improvements to Public Trails by Private Individuals/Groups. The City 
recognizes the benefit of private participation in caring for these lands. Therefore, individual 
citizens and citizen groups shall be allowed and encouraged to improve and maintain trails. 
However, these improvements shall be governed by guidelines incorporated in this ordinance, 
which includes specific rules for each designation. 

  
a. All requests for improvements and long-term maintenance of City-owned property by 
citizens shall be presented in writing to the Planning Commission. These requests shall 
include a written or drawn landscape design. which confirms to the requirements set forth 
in DCA 3.13 Approval of such requests will be granted based on adherence to general 
and designation guidelines, compliance with City ordinances and a visit to the site. If 
approved, the request will be kept on file for further reference. 

  
b. Any landscaping, maintenance or other improvements to trails which do not receive 
prior approval as specified within this ordinance shall be deemed an encroachment. All 
such encroachments shall incur a penalty (fine) as established by the City Council. Upon 
direction of the City Council and after 30 days notice from the City Administrator, such 
encroachments are subject to removal and the area involved shall be restored to its 
original condition at the citizen’s expense. 
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 2. General Improvement Guidelines. The following guidelines apply to all improvements to 
publicly-owned lands, regardless of the designation. 

  
 a. Homeowners have no right to encroach on publicly-owned lands. These open spaces 

are not to be considered or treated as an extension of private property. Without express 
permission from the City, all of the following apply: 

 i. Grass, trees or shrubbery may not be planted. 
 ii. Fences or other obstructions may not be erected across trails. 
 iii. Grading may not be done. 
 iv. Sprinkler systems may not be installed. 
 v. Vegetation may not be cut or destroyed. 
 vi. Rain-gutter or other drainage may not be directed onto trails. 
 vii. Waterways within trail easements shall not be piped unless approved by the 

City Council. 
 viii. All other encroachments are expressly forbidden. 

  
 b. When permission is granted to individuals or groups to improve trails, all such 

improvements become the property of the City. 
 

 i. The City is ultimately responsible for care and maintenance of such 
improvements. 

 ii. The City may remove any elements as it deems necessary. 
 iii. Written City approval must be obtained for any private parties to remove any 

such elements. 
 

 c. When permission is given to private parties to improve trails, these same parties will be 
required to maintain these improvements, unless otherwise specified. 

 d. When written permission is given to improve public open spaces and trail easements, 
the following general guidelines apply to all designations except natural (conservation) 
areas: 

 i. Shrubs may be planted within the trail easement, but must be no more than 2 
feet high and be kept pruned back from the trail edge. 
 

 ii. Non-invasive groundcovers may be planted in the trail easement but shall be 
kept off from the trail. Low and slow-growing junipers, cotoneaster, vines and 
grasses are examples of acceptable plants. 

  
 iii. All trees are to be planted outside the trail corridor. 
  
 iv. All sprinkling piping and heads are to be located entirely on private property. 

Drip irrigation pipes may go into the easement and would be the preferred 
watering method. 
 

 3. Improvements to Private Property Bordering Trails 



  
 a. Fences or borders along property lines adjacent to a trail must meet specific standards. 

  
i. When the width of the trail easement is less than 50 feet, bordering fences may 
not exceed 6 feet in height, and shall not obstruct visibility (open designs such as 
rail fence, field fence, or chain link rod iron fences are preferable.) 

  
 ii. When the width of the open space is 50 feet or more, fence standards as 

specified elsewhere in this ordinance apply. 
 iii. Fences and hedges must be completely within the boundaries of the private 

property. 
  
 iv. Hedges or shrubs must be maintained to the same height requirement as 

fences. 
  
 v. The owner of the fence or hedge must maintain the side facing the open space. 

  
 b. Domestic animals on property adjacent to the trail shall be restrained such that they 

cannot enter the trail easement. 
  
 c. All trees are to be planted entirely on private property. Any trees with branches that 

overhang the trail must have those branches pruned to a height of at least 10 feet above 
the trail to provide headroom for cyclists, equestrians and general safety. 

(Ord. 99-08, 8-10-99; Amended by Ord. 2004-11, 7/13/04; Ord. 2008-05, 7/22/08; Ord. 2009-06, 4/28/09) 

HISTORY 

Amended by Ord. 2023-06 on 3/14/2023 

 

 

 

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2023-06.pdf
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Exhibit C 

Fence Code Update 

Clean Version 
 

3.21.060 Fences, Walls And Hedges 

 

For purposes of §3.21.060, the term “fence” shall be used to represent the requirements for 
fences, walls, and hedges when the latter two of these three are not explicitly stated.  

 

1. Requirement. All fences must be approved by the Planning and Zoning Department 
and a building permit obtained. Fences shall be located on owner's property lines or 
within owner's property boundaries.  

2. Existing Fence Removal or Replacement. If an existing fence is to be removed or 
replaced, an applicant for a new fence shall certify on the fence permit application 
that they have the legal right and authority to remove or replace the existing fence 
and that, to the best of their knowledge, the fence is not jointly owned with a 
neighboring property owner. The City shall not be responsible for determining 
ownership of, or resolving disputes concerning, an existing fence. 

 
3. Fence Height Measurement. Fence height shall be measured from the grade 
immediately adjacent to the fence, or the grade immediately adjacent to the lowest side 
of a wall upon which a fence is constructed, to the highest point of the fence. The grade 
immediately adjacent to the fence on either side of the fence shall be considered. 

Grading undertaken primarily for the purpose of increasing the allowable fence height 
shall not be used to establish fence height. Where the grades of two adjoining 
properties differ due to existing or approved site conditions, the property with the lower 
grade may construct its fence to the same maximum elevation as a fence permitted on 
the adjoining property with the higher grade, provided the fence otherwise complies 
with the requirements of this chapter.  

 Fence posts and decorative post caps may extend no more than nine (9) inches above 
the maximum permitted fence height.  
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4. Restrictions On Materials. Galvanized steel chain-link fences are prohibited on all 
residential properties; vinyl-coated chain link fences shall be permitted on residential 
properties.  Existing galvanized steel chain-link fences prior to the establishment of this 
section are permitted to remain but must be removed if the fence is replaced.  
 
 

5. Front Yard Fences. Privacy fences, walls and hedges along the street frontage of a lot 
shall not exceed 3 feet in height when placed within 10 feet of the front property line. Open 
style fences shall not exceed 4 feet in height when placed within 10 feet of the front 
property line. Front yard fences may be six(6) feet in height if a privacy fence and eight(8) 
feet in height if an open style fence when  placed at least 10 feet back from the front 
property line. 

 

6. Interior Side Yard Fences. Fences alongside yards shall not exceed 3 feet in height for 
privacy fences and 4 feet in height for open style fences when they are within 10 feet of the 
front property line. Side yard fences may be six(6) feet in height if a privacy fence and 
eight(8) feet in height if an open style fence when located at least 10 feet back from the 
front property line.  

 

7 Rear Yard Fences. A rear yard fence may besix(6) feet in height if a privacy fence and 
eight(8) feet in height if an open style fence. 

 

8. Corner Lot Fences within the Sight Triangle. The sight triangle on corner lots shall not 
be obstructed. Privacy fences, walls, trees and plants, hedges, and all objects in general 
excluding city street signs and city light posts shall not exceed three (3) feet in height, and 
open-style fences shall not exceed four (4) feet in height, when located within the sight 
triangle on a corner lot. The sight triangle is defined as the area formed by connecting the 
corner of the property to points 35 feet back along each property line abutting the street. 

9. Corner Lot Fences outside the Sight Triangle. Side yard fences abutting the street may 
be)six(6) feet in height if a privacy fence, or eight(8) feet in height if an open style fence, 



when located at least 35 feet back from the front property line, outside the sight triangle. 
For interior side fence see DCA 3.21.060 Part 2. 

 

10. Fences within a Driveway Sight Triangle. Privacy fences, walls, trees and plants,   
hedges, and all objects in general shall not exceed three (3) feet in height, and open-style 
fences shall not exceed four (4) feet in height, when located within the sight triangle along a 
driveway. The sight triangle is defined as the area formed by connecting the corner of the 
driveway to a point 10 feet back along the abutting property line and a point 10 feet along 
the edge of the driveway (see below).  

 

 

 

11. Fences on Retaining Walls. Under no condition shall a fence and wall exceed nine 
(9) eight on the same plane. If a privacy fence that is on top of a retaining wall would 



exceed nine (9) eight, the fence shall be set back at least four (4) feet from the frontside 
of the retaining wall. Open style fences including but not limited to rail fences, field 
fences, or wroughtiron fences are permitted to be on the same plane as a retaining wall. 
Where the grades of two adjoining properties differ due to existing or approved site 
conditions, the property with the lower grade may construct a fence on a retaining wall 
to the same maximum elevation as a fence permitted on the adjoining property with the 
higher grade, provided the fence on the retaining wall otherwise complies with the 
requirements of this chapter.  

 

12.. Agricultural Fences. Fences on property where an identifiable commercial 
agricultural product is produced shall not exceed eight (8) feet in height, and shall be an 
open style fence. 

 

13. Fences Along Public Open Space and Trails. See DCA 3.16, DCA 3.16.100 Part 1 and 
DCA 3.17 and DCA 3.17.100 Part 3,a. 
 
Fences or borders along property lines adjacent to a trail or open space must meet with the 
City Planner and meet specific standards. 

 

o a. When the width of the open space or trail easement is less than 50 feet, 
bordering fences may not exceed  eight (8) six(6) feet in height, and shall not 
obstruct visibility. (Open style fences such as rail fences, field fence, wrought 
iron or chain link are preferable.) 

o b. When the width of the open space or trail easement is 50 feet or more, 
fence standards as specified elsewhere in this ordinance apply. 

o c. Fences and hedges must be completely within the boundaries of the 
private property. 

o d. Hedges or shrubs must be maintained to the same height requirements as 
fences. 

o e. The owner of the fence or hedge must maintain the side facing the open 
space. 

• 14.. Conditional Uses for Interior Fences. A conditional use permit may be 
approved by the City Planner for an interior fence over eight (8) feet in height for such 



things as sports courts, gardens and swimming pools. A conditionally approved 
interior fence shall not exceed twelve (12) feet in height and shall be an open style 
fence. (Ord. No. 2015-06, 05/26/15) 
 
 

(amended by Ord. No. 2005-02, 2/8/05; Ord. No. 2013-10, 7/9/13; Ord. No. 2015-06, 
05/26/15; Ord. No. 2017-01, 01/10/17; Ord. No. 2017-13, 06/27/17) 

HISTORY 

Amended by Ord. 2022-02 on 1/11/2022 

Amended by Ord. 2022-22 on 6/28/2022 

Amended by Ord. 2023-16 on 6/13/2023 

 

 

3.16.100 Improvements To Private Property Bordering Public Open Space 

• 1 Fences or borders along property lines adjacent to open space must meet specific 
standards. 

o a. When the width of the open space is less than 50 feet, bordering fences 
may not exceed eight (8) feet in height.  
 
 

o b. When the width of the open space is 50 feet or more, fence standards as 
specified elsewhere in this ordinance apply. 

o  
c. Fences and hedges must be completely within the boundaries of the 
private property. 

o  

o d. Hedges or shrubs must be maintained to the same height requirement as 
fences. 

o  
e. The owner of the fence or hedge must maintain the side facing the open 
space. 
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• 2. Dogs shall be restrained such that they cannot enter open space. 

 

• 3. All trees are to be planted entirely on private property. 

(Ord. 1998-20, 11/24/98; amended Ord. 2007-12, 08/14/07; Ord. 2016-07, 07/26/16; Ord. 
2016-24, 11/09/16) 

 

 

3.17.100 ail Improvements And Maintenance 

• 1. Maintenance and Improvements to Public Trails by Private 
Individuals/Groups. The City recognizes the benefit of private participation in 
caring for these lands. Therefore, individual citizens and citizen groups shall be 
allowed and encouraged to improve and maintain trails. However, these 
improvements shall be governed by guidelines incorporated in this ordinance, which 
includes specific rules for each designation. 

o  
a. All requests for improvements and long-term maintenance of City-owned 
property by citizens shall be presented in writing to the Planning 
Commission. These requests shall include a written or drawn landscape 
design. which confirms to the requirements set forth in DCA 3.13 Approval of 
such requests will be granted based on adherence to general and 
designation guidelines, compliance with City ordinances and a visit to the 
site. If approved, the request will be kept on file for further reference. 

o  
b. Any landscaping, maintenance or other improvements to trails which do 
not receive prior approval as specified within this ordinance shall be deemed 
an encroachment. All such encroachments shall incur a penalty (fine) as 
established by the City Council. Upon direction of the City Council and after 
30 days notice from the City Administrator, such encroachments are subject 
to removal and the area involved shall be restored to its original condition at 
the citizen’s expense. 
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• 2. General Improvement Guidelines. The following guidelines apply to all 
improvements to publicly-owned lands, regardless of the designation. 

o a. Homeowners have no right to encroach on publicly-owned lands. These 
open spaces are not to be considered or treated as an extension of private 
property. Without express permission from the City, all of the following apply: 

 i. Grass, trees or shrubbery may not be planted. 

 ii. Fences or other obstructions may not be erected across trails. 

 iii. Grading may not be done. 

 iv. Sprinkler systems may not be installed. 

 v. Vegetation may not be cut or destroyed. 

 vi. Rain-gutter or other drainage may not be directed onto trails. 

 vii. Waterways within trail easements shall not be piped unless 
approved by the City Council. 

 viii. All other encroachments are expressly forbidden. 

o b. When permission is granted to individuals or groups to improve trails, all 
such improvements become the property of the City. 
 
 

 i. The City is ultimately responsible for care and maintenance of such 
improvements. 

 ii. The City may remove any elements as it deems necessary. 

 iii. Written City approval must be obtained for any private parties to 
remove any such elements. 
 
 

o c. When permission is given to private parties to improve trails, these same 
parties will be required to maintain these improvements, unless otherwise 
specified. 

o d. When written permission is given to improve public open spaces and trail 
easements, the following general guidelines apply to all designations except 
natural (conservation) areas: 



 i. Shrubs may be planted within the trail easement, but must be no 
more than 2 feet high and be kept pruned back from the trail edge. 
 
 

 ii. Non-invasive groundcovers may be planted in the trail easement 
but shall be kept off from the trail. Low and slow-growing junipers, 
cotoneaster, vines and grasses are examples of acceptable plants. 

 iii. All trees are to be planted outside the trail corridor. 

 iv. All sprinkling piping and heads are to be located entirely on private 
property. Drip irrigation pipes may go into the easement and would be 
the preferred watering method. 
 
 

• 3. Improvements to Private Property Bordering Trails 

o a. Fences or borders along property lines adjacent to a trail must meet 
specific standards. 
 

 i. When the width of the trail easement is less than 50 feet, bordering 
fences may not exceed 6 feet in height, and shall not obstruct visibility 
(open designs such as rail fence, field fence, wrought iron or chain link 
are prefera.) 

 ii. When the width of the open space is 50 feet or more, fence 
standards as specified elsewhere in this ordinance apply. 

 iii. Fences and hedges must be completely within the boundaries of 
the private property. 

 iv. Hedges or shrubs must be maintained to the same height 
requirement as fences. 

 v. The owner of the fence or hedge must maintain the side facing the 
open space. 

o b. Domestic animals on property adjacent to the trail shall be restrained such 
that they cannot enter the trail easement. 



o c. All trees are to be planted entirely on private property. Any trees with 
branches that overhang the trail must have those branches pruned to a 
height of at least 10 feet above the trail to provide headroom for cyclists, 
equestrians and general safety. 

(Ord. 99-08, 8-10-99; Amended by Ord. 2004-11, 7/13/04; Ord. 2008-05, 7/22/08; Ord. 
2009-06, 4/28/09) 

HISTORY 

Amended by Ord. 2023-06 on 3/14/2023 

 

 

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2023-06.pdf
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ALPINE CITY PLANNING COMMISSION MEETING 1 
Alpine City Hall, 20 North Main, Alpine, UT 2 

August 18, 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: Andy spencer, Isaac Platter 16 

 17 
 B.  Prayer/Opening Comments: Greg Butterfield 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: Public Hearing - Review of proposed Detached ADU Code Language 26 
Caden Lyon explained that because of the approval of Senate Bill 284, by October 1, 2026, Alpine City is 27 
required to have a detached accessory dwelling unit (ADU) code adopted to meet new State requirements. 28 
With the recommendations from the discussion about detached ADU’s on August 4th, 2026, Staff has 29 
brought together a detached ADU ordinance for the Planning Commission to review and consider 30 
recommending for approval by the City Council. 31 
 32 
Caden Lyon said we meet the State requirements and said we are allowed to add other requirements that 33 
we feel would be beneficial for our city. The definition of a detached accessory dwelling unit is: An 34 
accessory dwelling unit that is not attached to or within a primary detached single-family dwelling and 35 
located on the same lot or parcel as the primary detached single-family dwelling.   36 
 37 
3.14.010 Accessory Dwelling Units 38 
An accessory dwelling unit shall be considered a subordinate dwelling unit within and part of a principal 39 
dwelling or detached from a principal dwelling and located on the same parcel as the principal dwelling. 40 
 41 
3.14.030 Detached Accessory Dwelling Units 42 
Accessory dwelling units may be a permitted use subject to the following: 43 

1. Accessory dwelling units are listed as permitted use within the zone. 44 
2. Detached accessory dwelling units are only allowed on any lot or parcel that is 11,000 square feet 45 

or larger. 46 
3. Detached accessory dwelling units shall be owner-occupied or be located on a property that has an 47 

owner-occupied single-family dwelling. 48 
a. Owner occupancy shall not be required when the owner has submitted a temporary absence 49 

application prior to beginning the temporary absence and meets the following criteria:  50 
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i. The owner has a bona fide, temporary absence of three (3) years or less for activities 1 
such as temporary job assignments, sabbaticals, military service, or voluntary service 2 
(indefinite periods of absence from the dwelling shall not qualify for this exception); 3 
or 4 

ii. The owner is placed in a hospital, nursing home, assisted living facility or other similar 5 
facility, 6 

iii. Owner occupancy shall have the meaning set forth in Article 3.01.110, alpine City 7 
Development Code, 8 

iv. The owner has resided in the residence for at least one (1) year prior to beginning the 9 
temporary absence. 10 

4. A maximum of one (1) accessory dwelling unit shall be permitted on each owner-occupied lot or 11 
parcel.  If a lot or parcel already has an internal accessory dwelling unit, no detached accessory 12 
dwelling unit will be allowed. 13 

5. The detached accessory dwelling unit shall provide at least two (2) on-site parking spaces in 14 
addition to the parking spaces required for a single-family dwelling. 15 

6. The detached accessory dwelling unit shall have a living space of no more than 1200 square feet in 16 
size. 17 

7. The detached accessory dwelling unit shall meet the same setbacks as those required for accessory 18 
buildings in the zone in which it is located. 19 

8. The detached accessory dwelling unit shall meet the same height requirement as that required for 20 
accessory buildings in the zone in which it is located. 21 

9. The detached accessory dwelling unit shall be built with materials and design that match those of 22 
the main dwelling. 23 

10. The detached accessory dwelling unit shall comply with all size and access specifications of the 24 
International Residential and Building Codes. 25 

11. The detached accessory dwelling unit shall connect to the same meter as the main dwelling for each 26 
water, gas, and electric utility service, and the meter shall be in the name of the owner.  If there is 27 
not sufficient capacity for the accessory dwelling unit on the meter, it is prohibited. 28 

12. All construction and remodeling to accommodate the detached accessory dwelling unit shall be in 29 
accordance with the International Residential and Building Codes in effect at the time of 30 
construction or remodeling. 31 

13. Any person constructing or causing the construction of a detached accessory dwelling unit or any 32 
person remodeling or causing the remodeling of a detached accessory dwelling unit shall obtain an 33 
Accessory Dwelling Unit Permit from the Building Department.  Such permits shall be in addition 34 
to any building permits that may be necessary. 35 

 36 
Alan Macdonald opened the Public Hearing. There were no comments and Alan Macdonald closed the 37 
Public Hearing. 38 
 39 
Alan Macdonald said there is a State Law requiring municipalities to adopt ordinances for detached 40 
accessory dwelling units.  He said there are very good reasons that we need to amend out ADU ordinance 41 
because it has been restrictive in the past. He said for a variety of reasons including affordability, ability 42 
for lower income families or young couples, aging in place, and flexibly housing options, this is a good 43 
option.  He said the ordinance looks great and incorporated all the State requirements but said there are 44 
other elements that should go in it and he would like to consider other issues tonight. 45 
 46 
Alan Macdonald said he is including language from the Holiday City Ordinance.  He said their city is 47 
similar to ours.   48 

 49 
1. Purpose: Accessory Dwelling Units are meant to assist in the creation of new housing units; 50 

support a more efficient use of existing housing stock and infrastructure, and provide housing that 51 
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responds to changing family needs, smaller households, and increasing housing costs within the 1 
city and not a response to supplemental income or vacation rental opportunities.  2 
 3 

2. Rental Restriction: If rented, a Detached Accessory Dwelling Unit must be rented for a minimum 4 
of ninety (90) consecutive days.  A rented ADU is subject to annual approval of a license. 5 
 6 

3. Dwelling Unit Occupancy: The occupants of an accessory dwelling unit shall be limited to a single 7 
family, defined as (in accordance with Utah Code).  If not related, State code allows up to four 8 
unrelated people. 9 
 10 

4. Footprint: A Detached ADU shall provide a footprint size of a minimum of three hundred (300) 11 
square feet and a minimum footprint as per chart below. 12 
Square Foot Lot                                    Total Footprint 13 
Less than 10,000              800  14 
10,001 to 20,000               900 15 
20,001 – 40,000               1,000  16 
40,001 – 80,000               1,200  17 

 18 
Alan Macdonald said we don’t have to follow these exact numbers but would like to see something similar.  19 
He said he would like to see everybody in Alpine be able to build an ADU, even in the TR10,000 zone.  20 
Caden Lyon said we liked the 1200 square feet because we know what the limit is.  With a footprint, you 21 
can double the size and end up with a 2800 square foot home.  He said our City Administrator is concerned 22 
about infrastructure.  Alan Macdonald said if the lot can’t accommodate the utilities, they won’t be able to 23 
build the ADU.  24 
 25 
Andy Spencer, resident, said he doesn’t think it’s fair to exclude the TR10,000 zone if the rest of the city is 26 
allowed to have a detached dwelling unit.  He said other cities have small ADU’s with a 500 square foot 27 
footprint.  He likes the idea of allowing ADU’s proportionate to the lot size.  Greg Butterfield asked what 28 
the ADU’s will do to property values.  Andy Spencer said we need to look at setbacks and height to preserve 29 
our neighbor’s value. 30 
 31 
John MacKay asked if we should consider the building envelope versus lot size.  Alan Macdonald said we 32 
will talk about that in the next section.  John MacKay said he could see very easily that we get a large 33 
footprint between the primary and the ADU that we no longer have space in the buildable area. Alan 34 
Macdonald said we have hillside lots that may not be able to build an ADU.  John MacKay said we should 35 
add a line that says ADU’s are allowed subject to having room in the buildable area.  Caden Lyon said if 36 
the lot has a building envelope, we’ll see it on the plat.  We’ll make sure any building is in the building 37 
envelope just like a main use.  An Accessory building must be five feet away from the main use as per the 38 
current code requirement.  If it can meet all those requirements, then it can be built. 39 
 40 
Lot Coverage: The total allowable coverage for all structures, including the primary single-family swelling 41 
and the detached accessory dwelling unit, but excluding outdoor swimming pools, ponds with artificial 42 
liners and other water features is set forth on the following chart, expressed as a percentage of lot size.  For 43 
bulk and massing, the Planning Commission want to include all permanent structures such as a pool house, 44 
barn, detached garage, indoor sport court, etc. 45 
 46 
Square Foot Lot                           Percent Lot Coverage of Permanent Structures 47 
Less than 10,000                                                  35  48 
10,001 – 20,000                                                   30 49 
20,001 – 40,000                                                   25 50 
40,001 and above                                                 22 51 
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 1 
Greg Butterfield asked how you determine infrastructure.  If you make it available to this number of lots, 2 
sewer, water, safety, and snow cleaning, at what point do you hit a threshold.  We may get started and a 3 
certain amount of people may get to do it and then you have to cut it off.  What happens if we open this up 4 
and now you have double the density. 5 
 6 
Alan Macdonald said first of all, we have to open this up to any lot greater than 11,000 square feet.  So that 7 
means almost everybody in Alpine can build an ADU if they want.  He said just because you can build an 8 
ADU, doesn’t mean that everyone will.  He said he’s not going to build one and he doesn’t know how many 9 
people will, but the city has been told they shall do this. 10 
 11 
Jason Judd asked if the lot coverage included landscaping, do you want to include the pool, sport courts, 12 
etc.  Alan Macdonald said it will be a hard sell to tell people what hardscape they can do.  He said these 13 
things are behind a fence, and you don’t see them and they don’t add to the massing problem. We want to 14 
keep neighbors from encroaching on each other, and we don’t want to get in the business of legislating how 15 
much hardscape somebody can have in their backyard. 16 
 17 
Jason Judd said people have pool houses, garages, and large indoor sport court buildings that are tall, he 18 
asked if we wanted to include those.  Alan Macdonald said maybe we include all permanent structures and 19 
if someone already has them, we say you’re already over the percent coverage and you can’t build an ADU. 20 
 21 
Greg Butterfield asked about tall lighting structures or a big tube pool slide.  These things are vertical and 22 
permanently fixed to the ground. 23 
          24 
Setbacks: A Detached Accessory Dwelling Unit shall comply with the setback provisions of an accessory 25 
building in the same zone in which it is located. 26 
 27 
Height: A Detached Accessory Dwelling Unit shall be no taller than twenty-five (25) feet tall. 28 
 29 
Converting Existing Buildings: Conversion of existing accessory buildings, including non-conforming 30 
structures, to ADU’s is allowed with standards. 31 

1. Structure shall meet all design standards when the International Residential Building Codes in 32 
effect at the time of the conversion or remodeling. 33 

2. Structures that do not conform to the building footprint sizes shown in 13.14.101 must apply for a 34 
conditional use permit for a footprint that exceeds the allowed size. 35 

3. Structures that do not conform to setback provisions herein must apply for a conditional use permit. 36 
 37 
MOTION: Planning Commissioner John MacKay moved to Table the proposed amendments to the 38 
Development Code for Detached Accessory Dwelling Units for staff to rework language to include: 39 
 40 

1. Language from the Holiday City ordinance specifically to include: 41 
a. Purpose Statement. 42 
b. Minimum rental term of 90 days.  43 
c. Require a rental license as required with current interior dwelling units. 44 
d. Incorporate dwelling occupancy language. 45 
e. Include a footprint for lots: 46 

i. Minimum is 300 square feet building footprint 47 
ii.  0 – 10,000 sq ft lot                       800 sq ft building footprint 48 
iii. 10,001 – 20,000 sq ft lot               900 sq ft building footprint 49 
iv. 20,001 – 40,000 sq ft lot               1,000 sq ft building footprint 50 
v. 40,001 – and above                       1,200 sq ft building footprint 51 
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f. Percent of Lot Coverage: We want to modify the language that the total allowable lot 1 
coverage is for all permanent structures.  Delete everything after the dwelling unit. We’re 2 
not going to specify excluding outdoor swimming pools, ponds, artificial liners or other 3 
water features.  We do want to include: Is set forth on the following chart expressed as a 4 
percentage of lot size.  The percentages will be broken down into four bands: 5 
  i.           Less than 10,000 sq ft            35%  Coverage of all Structures 6 
  ii.          10,001 – 20,000 sq ft               30%  Coverage of all Structures 7 
  iii.         20,001 – 40,000 sq ft               25%  Coverage of all Structures 8 

                            iv          40,001 and above                     22 %  Coverage of all Structures 9 
g. Delete from Holiday City language that falls under Design Standards, 10 
h. Incorporate the conversion of accessory buildings to include a process and criteria for 11 

granting exceptions and/or conditional uses that Alpine Staff will come up with. 12 
i. Setbacks will be the same as an accessory building in the same zone. 13 
j. The height of an ADU will be modified to a maximum of 25 feet and follow the same 14 

criteria as an accessory building in the same zone. 15 
k. These additional items are to be added to the existing proposed language. 16 

                  17 
Jeff Davis seconded the motion.  There were 7 Ayes and 0 Nays. The motion passed unanimously. 18 

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

Action Item: Proposed text amendments to Alpine Development Code                                                                                                                      27 

Caden Lyon said there were a number of clerical and numbering changes. He reviewed proposed changes 28 
to the language. 29 

3.07-A.050 Site Design                                 30 
5. Access Requirement: Each lot shall abut and have direct access to a City-maintained or City-accepted 31 
street.  The minimum frontage shall be the required lot width of the zone; except the cul-de-sac or curve 32 
lots may reduce frontage to sixty (60) feet if the width at the front setback meets the zone’s minimum. 33 

3.23.060 Review Conditions and Criteria for Certain Conditional Uses – Home Occupation                 34 
Only a limited number of customers or clients may visit the property in connection with the home 35 
occupation, provided such visits take place during regular business hours, remain incidental to the 36 
residential character of the dwelling, and do not create impacts beyond those normally associated with 37 
residential use. 38 

4.6.030 Final Plat                  39 
vii.  A revised narrative or summary statement describing any changes made from the previous narratives 40 
or summary statements submitted during the preliminary plan. 41 
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3.01.110 Definitions              1 
Minor Subdivision:  A subdivision development of three (3) or fewer lots which meet the requirements of 2 
DCA 4.05. 3 

Accessory Structure:  Anything constructed, the use of which requires fixed location upon the ground, or 4 
attached to something having a fixed location upon the ground, and which creates an impervious material 5 
on or above the ground, not including fences; and which is appropriate, subordinate, and customarily 6 
incidental to that of the main building or to the main use of the land and which is located on the same lot 7 
or parcel of land with the main building or use. 8 

Pool House: An Accessory building associated with a swimming pool that provides enclosed space 9 
intended for the use or convenience of those using the swimming pool, and may include changing spaces, 10 
restrooms, showers, storage, pool equipment, etc.  A pool house with pool equipment must meet the 11 
setbacks required for related facilities as described in the applicable zone. 12 

3.02.050 Setback Requirements – Customary Residential Accessory Structures                                  13 
1. Accessory Buildings which are located more than twelve (12) feet away from the main building, 14 
whether attached or not, are not considered detached structures. 15 

3.03.050 Setback Requirements - Customary Residential Accessory Structures                                      16 
i. Accessory Buildings which are located more than twelve (12) feet away from the main building, 17 
whether attached or not, are not considered part of the main building and are considered detached 18 
structures. 19 

b. Swimming Pools & Related Facilities: In terms of this section, storage structures and pool houses 20 
that do not contain pool equipment are not considered related facilities and are evaluated based on the 21 
accessory structure requirements of the underlying zone. 22 

MOTION: Planning Commissioner Jeff Davis moved to Table the proposed text amendments to Alpine 23 
Development Code as presented to a future meeting in order to allow additional time for the revisions and 24 
discussion by the Planning Commission on the Customary Accessory Structures for each zone.       25 

Susan Whittenburg seconded the motion.  There were 7 Ayes and 0 Nays. The motion passed 26 
unanimously. 27 

Ayes                                                                      Nays                                    28 
John MacKay                            29 
Jeff Davis                                                                                                      30 
Michelle Schirmer                                                                                            31 
Susan Whittenburg                                                                                              32 
Troy Slade                                                                                                          33 
Greg Butterfield                                                                                          34 
Alan Macdonald                                     35 

IV. COMMUNICATIONS  36 
None 37 
V. APPROVAL OF PLANNING COMMISSION MINUTES: August 4, 2026 38 
 39 
MOTION: Planning Commissioner John MacKay moved to approve the minutes for August 4, 2026, as 40 
written. 41 
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Jeff Davis seconded the motion.  There were 7 Ayes and 0 Nays. The motion passed unanimously. 1 

Ayes                                                                      Nays                                    2 
John MacKay                            3 
Jeff Davis                                                                                                      4 
Michelle Schirmer                                                                                            5 
Susan Whittenburg                                                                                              6 
Troy Slade                                                                                                          7 
Greg Butterfield                                     8 
Alan Macdonald                                9 

MOTION: Planning Commission member Greg Butterfield moved to adjourn the meeting. 10 

John MacKay seconded the motion.  There were 7 Ayes and 0 Nays. The motion passed unanimously. 11 

Ayes                                                                      Nays                                    12 
John MacKay                            13 
Jeff Davis                                                                                                      14 
Michelle Schirmer                                                                                            15 
Susan Whittenburg                                                                                              16 
Troy Slade                                                                                                          17 
Greg Butterfield                         18 
Alan Macdonald 19 

The meeting was adjourned at 8:11 p.m.   20 
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ALPINE CITY PLANNING COMMISSION MEETING 1 
Alpine City Hall, 20 North Main, Alpine, UT 2 

September 1, 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 Co-Chair Jeff Davis. 7 
The following were present and constituted a quorum: 8 
 9 

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

 B.  Prayer/Opening Comments: Susan Whittenburg 17 
 C.  Pledge of Allegiance: Jeff Davis 18 
 19 
II. REPORTS AND PRESENTATIONS 20 
Caden Lyon prepared and showed some slides depicting different road designs.  He said people react to 21 
how something feels and not necessarily what the law is.  He said design matters and different road designs 22 
are safer than others.  Roads at higher speeds are safer because everyone is going in the same direction and 23 
at the same speed.  City roads can be dangerous because pedestrians dart out across the street, cars are going 24 
in different directions, and traffic can be high.  There are multiple situations where problems can arise in a 25 
car and as a pedestrian. 26 
 27 
Caden Lyon said there has been a lot of conversation about the speed limits here in Alpine.  He said the 28 
speed limit isn’t the only thing that deters speed, but good road design can help as well.  He showed some 29 
images of streets without bike lanes and what it would look like with a bike lane. Greg Butterfield asked 30 
what something like this would cost.  Susan Whittenburg said she would love to see something like this on 31 
Main Street but said we don’t have room for it. 32 
 33 
Caden Lyon showed an image of Main Street with a median down the center with trees, bushes and flowers 34 
which makes it aesthetically pleasing.  The Planning Commission said creating something beautiful like 35 
this could lead to more foot traffic and entice other businesses to the area.  Caden Lyon said we could add 36 
a more designated bike lane. 37 
 38 
The next slide showed a crosswalk with a brighter painted area and a landing spot in the center.  This slide 39 
showed trees in the center to show other ideas of what could be done.  40 
 41 
 42 
III. ACTION ITEMS 43 
 44 

A. Action Item: Public Hearing - Review of proposed Detached ADU Code Language 45 
Caden Lyon explained that because of the approval of Senate Bill 284, by October 1, 2026, Alpine City is 46 
required to have a detached accessory dwelling unit (ADU) code adopted to meet new State requirements. 47 
With the recommendations from the discussion about detached ADU’s on August 4th, 2026, Staff has 48 
brought together a detached ADU ordinance for the Planning Commission to review and consider 49 
recommending for approval by the City Council. 50 
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 1 
Staff brought an initial proposed Detached ADU code and then received feedback from Planning 2 
Commission to make certain changes to that proposed code.  Staff also had a discussion with City Council 3 
last week about the ADU code.  Therefore, the code presented today is based on feedback received from 4 
both the Planning Commission and City Council as well as staff analysis when coming to decisions of code 5 
language. 6 
 7 
Below is Planning commission’s notion from the previous Planning Commission meeting: 8 
 9 
MOTION: Planning Commissioner John MacKay moved to Table the proposed amendments to the 10 
Development Code for Detached Accessory Dwelling Units for staff to rework language to include: 11 
 12 

1. Language from the Holiday City ordinance specifically to include: 13 
a. Purpose Statement. 14 
b. Minimum rental term of 90 days.  15 
c. Require a rental license as required with current interior dwelling units. 16 
d. Incorporate dwelling occupancy language. 17 
e. Include a footprint for lots: 18 

i. Minimum is 300 square feet building footprint 19 
ii.  0 – 10,000 sq ft lot                       800 sq ft building footprint 20 
iii. 10,001 – 20,000 sq ft lot               900 sq ft building footprint 21 
iv. 20,001 – 40,000 sq ft lot               1,000 sq ft building footprint 22 
v. 40,001 – and above                       1,200 sq ft building footprint 23 

f. Percent of Lot Coverage: We want to modify the language that the total allowable lot 24 
coverage is for all permanent structures.  Delete everything after the dwelling unit. We’re 25 
not going to specify excluding outdoor swimming pools, ponds, artificial liners or other 26 
water features.  We do want to include: Is set forth on the following chart expressed as a 27 
percentage of lot size.  The percentages will be broken down into four bands: 28 
  i.           Less than 10,000 sq ft            35%  Coverage of all Structures 29 
  ii.          10,001 – 20,000 sq ft               30%  Coverage of all Structures 30 
  iii.         20,001 – 40,000 sq ft               25%  Coverage of all Structures 31 

                            iv          40,001 and above                     22 %  Coverage of all Structures 32 
g. Delete from Holiday City language that falls under Design Standards, 33 
h. Incorporate the conversion of accessory buildings to include a process and criteria for 34 

granting exceptions and/or conditional uses that Alpine Staff will come up with. 35 
i. Setbacks will be the same as an accessory building in the same zone. 36 
j. The height of an ADU will be modified to a maximum of 25 feet and follow the same 37 

criteria as an accessory building in the same zone. 38 
k. These additional items are to be added to the existing proposed language. 39 

                  40 
Jeff Davis seconded the motion.  There were 7 Ayes and 0 Nays. The motion passed unanimously. 41 

Ayes                                                                      Nays                                    42 
John MacKay                            43 
Jeff Davis                                                                                                      44 
Michelle Schirmer                                                                                            45 
Susan Whittenburg                                                                                              46 
Troy Slade                                                                                                          47 
Greg Butterfield                          48 
Alan Macdonald 49 
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Proposed ADU Code Language 1 

3.1.110 Definitions 2 

DETACHED ACCESSORY DWELLING UNIT - an accessory dwelling unit that is not attached to or 3 
within a primary detached single-family dwelling and located on the same lot or parcel as the primary 4 
detached single-family dwelling. 5 

LIVING AREA – the total enclosed floor area devoted to or contained within a residential unit, including 6 
all rooms, hallways, closets, storage areas, and similar enclosed spaces, not including garages. 7 

3.14 Accessory Dwelling Units 8 

3.14.010 Accessory Dwelling Units 9 

3.14.020 Internal Accessory Dwelling Units 10 

3.14.030 Detached Accessory Dwelling Units 11 
3.14.040 Non-Residential Accessory Structures 12 

HISTORY 13 
Amended by Ord. 2023-24 on 10/10/2023 14 

Purpose 15 

Accessory Dwelling Units are meant to assist in the creation of new housing units; support a more 16 
efficient use of existing housing stock and infrastructure; and provide housing that responds to 17 
changing family needs, smaller households, and increasing housing costs while maintaining the 18 
residential character of existing neighborhoods and minimizing impacts on adjacent properties. 19 

3.14.010 Accessory Dwelling Units 20 

Accessory Dwelling Units (Amended by Ord. 95-04, 02/28/95; 2004-13, 09/28/04; 2009-12, 07/14/09). 21 
An accessory dwelling unit shall be considered a subordinate dwelling unit within and part of a principal 22 
dwelling or detached from a principal dwelling and located on the same lot or parcel as the principal 23 
dwelling and which has its own cooking, sleeping, and sanitation facilities. 24 

3.14.020 Internal Accessory Dwelling Units 25 

Internal accessory dwelling units may be a permitted use subject to the following: 26 

1. Accessory dwelling units are listed as a permitted use within the zone. 27 

2. Internal Accessory dwelling units shall be permitted only in owner-occupied single-unit detached 28 
dwellings. 29 

a. Owner occupancy shall not be required when the owner has submitted a temporary 30 
absence application prior to beginning the temporary absence and meets the following 31 
criteria: 32 

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2023-24.pdf
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i. The owner has a bona fide, temporary absence of three (3) years or less for 1 
activities such as temporary job assignments, sabbaticals, military service, or 2 
voluntary service (indefinite periods of absence from the dwelling shall not 3 
qualify for this exception); or 4 

ii. The owner is placed in a hospital, nursing home, assisted living facility or other 5 
similar facility. 6 

iii. Owner occupancy shall have the meaning set forth in Article 3.01.110, Alpine 7 
City Development Code. 8 

iv. The owner has resided in the residence for at least one (1) year prior to beginning 9 
the temporary absence. 10 

3. A maximum of one (1) accessory dwelling unit shall be permitted on each owner-occupied lot or 11 
parcel. If a lot or parcel already has a detached accessory dwelling unit, no internal accessory dwelling 12 
unit will be allowed.  13 

4. A single-unit detached dwelling with an accessory dwelling unit shall provide not less than four (4) off-14 
street parking spaces. Parking spaces may include garage and driveway space. At least one (1) space shall 15 
be designated for the accessory dwelling unit. 16 

5. An internal accessory dwelling unit may not be rented or offered for rent for a period of less than 17 
ninety (90) consecutive days. 18 

6. The accessory dwelling unit shall comply with all size and access specifications of the International 19 
Residential and Building Codes.  20 

7. Accessory dwelling unit shall have at least one (1) separate entrance from the main dwelling accessible 21 
from outside. The entrance shall be located on the side or rear of the main dwelling.  22 

8. A single-unit detached dwelling containing an accessory dwelling unit shall have not more than one (1) 23 
meter for each water, gas and electric utility service, and the meter shall be in the name of the owner.  24 

9. All construction and remodeling to accommodate the accessory dwelling unit shall be in accordance 25 
with the International Residential and Building Codes in effect at the time of construction or remodeling. 26 

10. Any person constructing or causing the construction of a residence that has an accessory dwelling unit 27 
or any person remodeling or causing the remodeling of a residence for an accessory dwelling unit, or any 28 
person desiring to provide an accessory dwelling unit within a single-unit detached dwelling, shall obtain 29 
an accessory dwelling unit Permit from the Building Department. Such permit shall be in addition to any 30 
building permits that may be necessary. 31 

11. Each year the property owner of a lot or parcel with an Accessory Dwelling Unit (ADU) must fill out 32 
an ADU registration / rental license renewal form provided by Alpine City to certify that the ADU 33 
remains in compliance with the requirements of this Chapter. If the detached accessory dwelling unit is 34 
rented or offered for rent, the property owner shall pay the applicable rental license fee established by the 35 
City. No rental license fee shall be required if the detached accessory dwelling unit is not rented or 36 
offered for rent. 37 
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HISTORY 1 
Adopted by Ord. 2023-24 on 10/10/2023 2 

3.14.030 Detached Accessory Dwelling Units 3 

Detached accessory dwelling units may be a permitted use subject to the following: 4 

1.Single-family dwellings are listed as a permitted use within the zone. 5 

2.Detached accessory dwelling units shall be a minimum of 300 square feet in living area and may be a 6 
maximum square footage according to the table below:  7 

 8 

Lot/Parcel Size Maximum Detached ADU Living Area  

Less than 10,000 sq. ft. 800 sq. ft. 

10,001–20,000 sq. ft. 900 sq. ft. 

20,001–40,000 sq. ft. 1,000 sq. ft. 

40,001+ sq. ft.  1,200 sq. ft. 

 9 

.Detached accessory dwelling units shall be owner-occupied or be located on a property that has an 10 
owner-occupied single-family dwelling.t 11 

a. Owner occupancy shall not be required when the owner has submitted a temporary 12 
absence application prior to beginning the temporary absence and meets the following 13 
criteria: 14 

i. The owner has a bona fide, temporary absence of three (3) years or less for 15 
activities such as temporary job assignments, sabbaticals, military service, or 16 
voluntary service (indefinite periods of absence from the dwelling shall not 17 
qualify for this exception); or 18 

ii. The owner is placed in a hospital, nursing home, assisted living facility or other 19 
similar facility. 20 

iii. Owner occupancy shall have the meaning set forth in Article 3.01.110, Alpine 21 
City Development Code. 22 

iv. The owner has resided in the residence for at least one (1) year prior to beginning 23 
the temporary absence. 24 

 The addition or establishment of a detached accessory dwelling unit shall not cause the aggregate 25 
building coverage of all permanent structures on the lot or parcel to exceed the following: 26 

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/alpine/development/pdf/Ord_2023-24.pdf
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Lot/Parcel Size Maximum Lot Coverage   

Less than 10,000 sq. ft. 35% 

10,001–20,000 sq. ft. 30% 

20,001–40,000 sq. ft.  25% 

40,001+ sq. ft. 22% 

 A maximum of one (1) accessory dwelling unit shall be permitted on each owner-occupied lot or 1 
parcel. If a lot or parcel already has an internal accessory dwelling unit, no detached accessory 2 
dwelling unit will be allowed.  3 

 Occupancy of a detached accessory dwelling shall either be one individual or shall comply with 4 
the definition of Family as defined in §3.010.110 of this Code. 5 

 A detached accessory dwelling unit may not be rented or offered for rent for a period of less than 6 
ninety (90) consecutive days. 7 

 The detached accessory dwelling unit shall provide on-site parking spaces in addition to the 8 
parking spaces required for a single-family dwelling according to the table below: 9 

ADU size On-Site Parking Spaces Required 

Less than or equal to 650 sq. ft 1 

More than 650 sq. ft. 2 

 10 

 The detached accessory dwelling unit shall meet the same setbacks as those required for 11 
accessory buildings in the zone in which it is located.  12 

 The detached accessory dwelling unit shall meet the same height requirement as that required for 13 
accessory buildings in the zone in which it is located; however, in no case shall the maximum 14 
height exceed 25 feet to the top of the roof ridgeline.  15 

 The detached accessory dwelling unit shall be built with a design that is consistent with the 16 
design of the main dwelling. 17 

 The accessory dwelling unit shall comply with all size and access specifications of the 18 
International Residential and Building Codes.  19 

 The detached accessory dwelling unit shall connect to the same meter as the main dwelling for 20 
each water, gas and electric utility service, and the meter shall be in the name of the owner. If 21 
there is not sufficient capacity for the accessory dwelling unit on the meter, it is prohibited.  22 

 All construction and remodeling to accommodate the detached accessory dwelling unit shall be in 23 
accordance with the International Residential and Building Codes in effect at the time of 24 
construction or remodeling. 25 

 A legally constructed accessory structure may be converted to a detached accessory dwelling unit 26 
in accordance with the process established by the City. The conversion shall comply with 27 
applicable accessory structure setback requirements and applicable building, health, and fire 28 
codes. 29 
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 Any person constructing or causing the construction of a detached accessory dwelling unit or any 1 
person remodeling or causing the remodeling of a detached accessory dwelling unit shall obtain 2 
an Accessory Dwelling Unit (ADU) Permit from the Building Department. Such permit shall be 3 
in addition to any building from the Building Department. Such permit shall be in addition to any 4 
building permits that may be necessary. 5 

 Each year the property owner of a lot or parcel containing an Accessory Dwelling Unit (ADU) 6 
must fill out an ADU registration / rental license renewal form provided by Alpine City to certify 7 
that the ADU remains in compliance with the requirements of this Chapter. If the detached 8 
accessory dwelling unit is rented or offered for rent, the property owner shall pay the applicable 9 
rental license fee established by the City. No rental license fee shall be required if the detached 10 
accessory dwelling unit is not rented or offered for rent. 11 

 12 

3.14.040 Non-Residential Accessory Structures 13 

Non-Residential Accessory Structures The following applies to non-residential accessory structures:  14 

1. Definition. As used in this section, "non-residential accessory structure" means any detached 15 
accessory structure that is not designed or used as a dwelling, dwelling unit, or otherwise for 16 
overnight accommodations. Examples of non-residential accessory structures include detached 17 
garages, shops, barns, and pool houses. b. Non-residential accessory Structure Agreement. As a 18 
condition of receiving a building permit for an accessory structure, the applicant will be required 19 
to enter into a non-residential accessory structure agreement in a form provided by the city. Such 20 
agreement will be recordable and will contain acknowledgments and agreements not to use the 21 
accessory structure as a dwelling, dwelling unit, or Accessory apartment, or otherwise for 22 
overnight accommodations. 23 

The Planning Commission had a discussion about lot coverage and John MacKay said it isn’t necessary if 24 
we are only allowing a maximum 1200 square foot ADU.  Michelle Schirmer said she thought it was 25 
necessary for the smaller lots. Jeff Davis said lot coverage takes into consideration all structures and not 26 
just the ADU.  Caden Lyon said we need to decide what we consider a structure.  Are we including 27 
swimming pools and sport courts?  Jeff Davis said he would recommend removing the lot coverage. 28 

MOTION: Planning Commission member John MacKay moved to recommend approval of the Detached 29 
ADU Code Amendment and amendments to 3.14 of the Alpine Development Code as proposed with the 30 
following change: 31 

1. We recommend removing item four addressing maximum lot coverage because it is not a 32 
meaningful measure in any circumstance after the maximum size of the ADU has been 33 
changed to be 1200 maximum living square feet.  Previously when we were considering this 34 
item, we thought that there may be instances where larger lots could build meaningfully 35 
larger ADU’s.  We were trying to make sure that those could not get out of hand.   36 

Item four as written further introduces challenges for city staff to manage in identifying what 37 
constitutes a permanent structure that would be included in that calculation.  Because the 38 

https://alpine.municipalcodeonline.com/book?type=development#name=3.14.020_Non-Residential_Accessory_Structures
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ADU size is now limited to 1200 square feet of limited living space, that issue is no longer 1 
relevant. 2 

Troy Slade seconded the motion.  There were 4 Ayes and 2 Nay.  The motion passed. 3 

                                      4 
Ayes                                                        Nays                                                                   5 
John MacKay                          Susan Whittenburg                                                                    6 
Jeff Davis                                               Michelle Schirmer                                                                                                                                                                                                                                             7 
Troy Slade                                                                                                                                                  8 
Greg Butterfield                                                                                                                             9 

Action Item: Amendments to Alpine Development Code      10 
Caden Lyon said staff have reviewed the Development Code and have recommended changes for different 11 
parts of the ordinance.   He said we need to review and discuss how we want additions to be attached to the 12 
home.  Our current ordinance doesn’t specify how far you can push out a connection.  He showed different 13 
examples from other cities where a connection was a long hallway pushed out more than twelve feet.   14 
 15 
Caden Lyon said we also need to define how much of the addition we want to attach to the home to be 16 
considered part of the home.  In Highland City, they require fifty percent connection to be attached.  He 17 
said Councilwoman Hennamann likes the Highland ordinance and would like to see a larger connection.  18 
He said a breezeway would not count as a connection; it must be connected with the same roof as the main 19 
home. 20 
 21 
Greg Butterfield said some designs look better with the semi-detached design.  He said some people want 22 
flexibility and would rather have the semi-detached roof to have a little separation from kids or parents.    23 
 24 
Michelle Schirmer said she is concerned if the semi-detached is allowed, then someone could rent that out 25 
and then build an additional ADU in the backyard.  Caden Lyon said each property is only allowed to have 26 
one ADU. 27 

MOTION: Planning Commissioner Greg Butterfield moved to recommend approval of the Amendments 28 
to Alpine Development Code as proposed with the following comment: 29 

1. With the Customary Accessory Buildings, we go with option A as proposed in the packet. 30 

Susan Whittenburg seconded the motion.  There were 6 Ayes and 0 Nays. The motion passed 31 
unanimously. 32 

Ayes                                                            Nays                                             33 
John MacKay                            34 
Jeff Davis                                                                                                      35 
Michelle Schirmer                                                                                            36 
Susan Whittenburg                                                                                              37 
Troy Slade                                                                                                          38 
Greg Butterfield                                                                                                                             39 

IV. COMMUNICATIONS  40 
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Next Planning Commission with be on September 15, 2026. Caden Lyon said we will review a development 1 
agreement.  The developer is proposing to have a private road instead of a public street and is willing to 2 
give concessions for that. 3 
 4 
V. APPROVAL OF PLANNING COMMISSION MINUTES: August 18, 2026 5 
The minutes were left out of the packet and will be reviewed at the next meeting. 6 
                                             7 
MOTION: Planning Commission member Susan Whittenburg moved to adjourn the meeting. 8 

Michelle Schirmer seconded the motion.  There were 6 Ayes and 0 Nays. The motion passed 9 
unanimously. 10 

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

The meeting was adjourned at 7:49 p.m.   18 
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