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PC September 1, 2020 

ALPINE CITY PLANNING COMMISSION MEETING 

Alpine City Hall, 20 North Main, Alpine, UT 

September 1, 2020 

 

I.  GENERAL BUSINESS 

 

 

A. Welcome and Roll Call: The meeting was called to order at 7:00 p.m. by Chairwoman Jane 

Griener.  The following were present and constituted a quorum: 

 

Chairwoman: Jane Griener 

Commission Members: Ethan Allen, Troy Slade, Sylvia Christiansen, Alan MacDonald, Ed Bush 

Excused: John MacKay 

 

Staff: Austin Roy, Jed Muhlestein, Marla Fox 

Others:   

 

 B.  Prayer/Opening Comments: Troy Slade 

 C.  Pledge of Allegiance: Ed Bush 

 

II.  PUBLIC COMMENT 

There were no public comments. 

 

 

III.  ACTION ITEMS 

 

 

A. Public Hearing – Zone Change – Pierce Properties (approximately 1185 East Mountain 

Drive) 

Austin Roy, City Planner, presented the staff report and explained that Terry and Tony Pierce were seeking 

to develop their land on the east end of Watkins Lane and East Mountain Drive.  They were proposing to 

develop a new 10-lot subdivision.  The areas to the west and south of the proposed subdivision were zoned 

CR-20,000.  The Pierces were requesting a zone change for the land to match the other homes along East 

Mountain Drive and Watkins Lane.  Austin Roy displayed the Street Master Plan and identified where the 

property boundaries were located.  He said the end objective would be to connect East Mountain Drive to 

Watkins Lane and to develop a ten-lot subdivision on half acre lots. 

 

Jane Griener opened the Public Hearing. 

 

Martin White, 1115 East East Mountain Drive, said he opposed the zone change 100 percent.  He explained 

that he did not oppose development, but he bought his property to have an estate feel and for the buffer.  He 

wanted to maintain the current feel of Alpine and for development to happen within the guidelines of the 

existing zone.  He concluded that he purchased his property with the knowledge of surrounding properties 

being one acre lots, and he wanted it to stay that way. 

 

Gayle Rudolph, 257 International Way, said she was against the zone change.  She said she did not believe 

zones should be changed, noting that there had been many exceptions being made to zones lately. 

 

Jolene White, 1115 East Mountain Drive, said she strongly opposed the zone change, explaining that she 

bought her property because it was in a one-acre zone.  Her family purchased their property with the 

understanding that the zone would remain one acre lots, and the zone change would greatly depreciate her 
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home and estate value.  Ms. White explained that the higher density would increase traffic on a very narrow 

road with no sidewalk.  She encouraged the City Council and Planning Commission to reject this zone 

change and to keep the existing zone to one acre lots. 

 

Jane Griener closed the Public Hearing. 

 

Terry Pierce, property owner, said he did not think Alpine City carelessly changed zones, and that the City 

did allow for zone changes to occur.  He said Mr. White was sitting squarely in the middle of the half acre 

zone and if he wanted an estate property, he should have moved to one.  He explained that it was unfair to 

ask someone to maintain open space for free for the benefit of other people.  Mr. Pierce said he had owned 

this land for over twenty years and was not wanting to build a subdivision to make money, but to provide 

lots for his children and his brother’s children.  A number of the lots would be larger than 20,000 square 

feet and there still would be open space where the current homes were located.  The subdivision was on flat 

land.  He stated that it made sense for larger lots to be situated by the mountain, and he and his brother 

would keep larger lots as a buffer with several acres each; however, they wanted to allow for smaller lots 

closer to the half-acre zone.  He emphasized that he wanted his children and grandchildren close to him.  

Mr. Pierce continued that they were not trying to do anything out of line and wanted to cooperate with the 

City.  He said his property was surrounded by half acre lots, and again noted that Mr. White lived in the 

half-acre zone.  He concluded that if people wanted to protect their views, then they should buy the land 

instead of trying to control what he did with his land. 

 

Sylvia Christiansen asked what the plan was for the road on the Street Master Plan.  Jed Muhlestein said 

the Street Master Plan presented general ideas for creating and maintaining good traffic flow and ways to 

get in and out of neighborhoods.  With regard to the property in question, he said there was an existing 

utility easement, as well as water and sewer lines in the area where they had proposed to have a road.  In 

this instance, the road did need to go where they were proposing it to go because of the existing utilities.   

He said the proposed road did follow the Street Master Plan but was conceptual and not exact; therefore, it 

would require some changes in order to make it work. 

 

Alan MacDonald asked if Round Mountain Drive was always half acre lots.  Austin Roy said he was not 

sure of the history of that area, but he noted that there was also quarter acre lots in this particular 

neighborhood as well.   

 

Jane Griener said she thought this subdivision was a PRD with land given to the City for the soccer park.  

Alan MacDonald said the City had CR-20,000 and CR-40,000 for a reason and there had been no PRD 

requested.  He said they should adhere to the zoning that had been laid out by the City and relied upon by 

other property owners and was known to the Pierces when they purchased the property. 

 

MOTION: Alan MacDonald moved to recommend the zone change for the Pierce Properties be DENIED 

because the area in question had been zoned CR-40,000.  Sylvia Christiansen seconded the motion.  There 

were 2 Ayes and 3 Nays (recorded below).  The motion did not pass. 

 

Ayes:     Nays: 

Alan MacDonald    Ethan Allen     

Sylvia Christiansen    Ed Bush 

Troy Slade 

  

MOTION: Ed Bush moved to recommend the zone change for the Pierce properties be approved as 

proposed.  Troy Slade seconded the motion.  There were 3 Ayes and 2 Nays (recorded below).  The motion 

passed. 
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Ayes:     Nays: 

                   Ethan Allen     Alan MacDonald 

       Ed Bush     Sylvia Christiansen 

       Troy Slade  

 

 

B. Public Hearing – Site Plan – T-Mobil Antenna Upgrade 

Austin Roy presented the staff report and explained that ATT-Mobile was seeking to upgrade three antennas 

and related equipment at the tower site located at 651 South Bateman Lane.  The proposed replacement did 

not substantially change the physical dimensions of the tower or base station (height and width), and 

therefore should be approved per the Wireless Telecommunications Ordinance of the Development Code.  

He noted that Article 3.27.030 stated the following: 

 

State or local government may not deny, and shall approve, any eligible facilities request for a modification 

of an existing wireless tower or base station that does not substantially change the physical dimensions of 

such tower or base station. For purposes of this Part, the term ‘‘eligible facilities request’’ means any 

request for modification of an existing wireless tower or base station that involves: 

 

• collocation of new transmission equipment; 

• removal of transmission equipment; or 

• replacement of transmission equipment. 

 

Jane Griener opened the Public Hearing. 

 

Diana Dollahite, 88 Cascade, said this tower distracted from the view and asked if it was going to be even 

bigger.  Austin Roy said the new antenna was going to be a little shorter and a little wider, but a substantial 

change to the antenna would not be made. 

 

Stephanie Tasso said she was concerned about the health and safety of people living under the waves of the 

towers.  Austin Roy said these towers had to meet FCC regulations and any antenna added had to meet 

those guidelines.  Sylvia Christiansen added that the Planning Commission was advised by the FCC that if 

the tower and antenna met State guidelines, they were required to approve it. 

 

Greg Clark, 114 West Cascade, said the residents were getting vague answers to their questions.  He said 

he would like to see more landscaping and better drawings of what the tower would actually look like. 

 

Stephanie Tasso said it was not right to add a cluster of towers to one neighborhood, because it was not safe 

to the health of the residents that lived beneath them. 

 

Jane Griener closed the Public Hearing. 

 

MOTION:  Ethan Allen moved to recommend the T-Mobil Antenna Upgrade be approved as proposed.  

Ed Bush seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed 

unanimously. 

 

Ayes:     Nays: 

Alan MacDonald    None 

Ethan Allen        

Jane Griener 

Sylvia Christiansen 

Troy Slade 
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Ed Bush 

 

 

C. Public Hearing – Ordinance No. 2020-17 – Wireless Telecommunications 

Austin Roy said Wireless Telecommunications providers consistently upgraded towers or antennas in 

Alpine City.  More often than not, the upgrades did not substantially change the physical dimensions of the 

existing towers or base stations.  Per the FCC:  

 

State or local government may not deny, and shall approve, any eligible facilities request for a modification 

of an existing wireless tower or base station that does not substantially change the physical dimensions of 

such tower or base station. For purposes of this Part, the term ‘‘eligible facilities request’’ means any 

request for modification of an existing wireless tower or base station that involves: 

 

• collocation of new transmission equipment; 

• removal of transmission equipment; or 

• replacement of transmission equipment. 

 

Based on the above language the City must approve ALL modification to an existing wireless facility or 

tower if that modification did not “substantially change” the tower or base station.  Since they must be 

approved in the above circumstances, staff was proposing that the ordinance be updated to allow these types 

of modifications to be approved at a staff level.  Austin Roy said a substantial change would state: 

 

1.  The mounting of the proposed antenna on the tower would increase the existing height of the 

tower by more than 10%, or by the height of one additional antenna array with separation from 

the nearest existing antenna not to exceed twenty feet, whichever is greater, except that the 

mounting of the proposed antenna may exceed the size limits set forth in this paragraph if 

necessary to avoid interference with existing antennas; or 

2. The mounting of the proposed antenna would involve the installation of more than the standard 

number of new equipment cabinets for the technology involved, not to exceed four, or more 

than one new equipment shelter, or 

3. The mounting of the proposed antenna would involve adding an appurtenance to the body of 

the tower that would protrude from the edge of the tower more than twenty feet, or more than 

the width of the tower structure at the level of the appurtenance, whichever is greater, except 

that the mounting of the proposed antenna may exceed the size limits set forth in this paragraph 

if necessary to shelter the antenna from inclement weather or to connect the antenna to the 

tower via cable, or 

4. The mounting of the proposed antenna would involve excavation outside the current tower site, 

defined as the current boundaries of the leased or owned property surrounding the tower and 

any access or utility easements currently related to the site. 

 

Jane Griener opened the Public Hearing.  No comments were made, and Jane Griener closed the Public 

Hearing. 

 

MOTION:  Sylvia Christiansen moved to recommend approval of Ordinance 2020-17 as proposed with a 

title change on E, (Substantial increase in the size of the tower).  Ethan Allen seconded the motion.  There 

were 6 Ayes and 0 Nays (recorded below).  The motion passed unanimously. 

 

Ayes:     Nays: 

Alan MacDonald    None 

Ethan Allen        

Jane Griener 



5 

 

PC September 1, 2020 

Sylvia Christiansen 

Troy Slade 

Ed Bush 

 

 

D. Public Hearing – Ordinance No. 2020-16 – Intermunicipal Street Connections 

On July 14, 2020, the City Council adopted Resolution 2020-09, which began the process of amending the 

City’s General Plan and land use ordinances as they pertained to streets and roads going in and out of the 

City.  On August 4, 2020, the Planning Commission discussed new language for the Transportation Element 

of the General Plan, and on August 18, 2020, the Planning Commission drafted a new ordinance to help 

enforce the language from the General Plan. Ordinance 2020-16 regulated intermunicipal street 

connections, which were limited to existing or planned street connections.  The Planning Commission must 

now hold a public hearing on the proposed ordinance and make a recommendation to the City Council. 

 

Jane Griener opened the Public Hearing.  No comments were made, and Jane Griener closed the Public 

Hearing. 

 

MOTION: Alan MacDonald moved to recommend approval of Ordinance 2020-16 as proposed.  Ed Bush 

seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed unanimously. 

 

Ayes:     Nays: 

Alan MacDonald    None 

Ethan Allen        

Jane Griener 

Sylvia Christiansen 

Troy Slade 

Ed Bush 

 

E. Public Hearing – Transportation Master Plan Update 

On July 14, 2020, the City Council adopted Resolution 2020-09, which began the process of amending the 

City’s General Plan and land use ordinances as they pertained to streets and roads going in and out of the 

City.  On August 4, 2020, the Planning Commission discussed new language for the Transportation Element 

of the General Plan, and on August 18, 2020, the Planning Commission discussed changes to the 

Transportation Master Plan to help enforce the language from the General Plan. The proposed 

Transportation Master Plan highlighted intermunicipal street connections, which were limited to existing 

or planned street connections.  The Planning Commission must now hold a public hearing on the proposed 

Transportation Master Plan and make a recommendation to the City Council. 

 

Jed Muhlestein said the Transportation Master Plan was updated to include a couple of new additions for 

future building and to clean up connections that were left off the map. 

 

Jane Griener opened the Public Hearing.  No comments were made, and Jane Griener closed the Public 

Hearing. 

 

MOTION:   Ed Bush moved to recommend approval of Transportation Master Plan as proposed.  Alan 

MacDonald seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed 

unanimously. 

 

Ayes:     Nays: 

Alan MacDonald    None 

Ethan Allen        
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Jane Griener 

Sylvia Christiansen 

Troy Slade 

Ed Bush 

 

 

F. Discussion – Building Code and Ordinance Issues – Outdoor Lighting 

Austin Roy said the Mayor would like the Planning Commission to review a few points to include: 

 

1. Total number of lights projecting from building (soffits and structure). 

2. Total wattage/lumens allowed to project from structure and property. 

3. Limit “influence” of lighting: no projection onto sidewalk, street or across property lines. 

4. Limit hours of full light to 10:00 pm, similar to noise ordinances (reduce to minimum levels 

after 10:00. 

5. Look at other city (Park City, Midway, Boulder, etc.) lighting ordinances to see how far they 

go to contain light pollution. 

6. Make lighting laws retroactive to the extent the law allows us to do so. Dim the lights in Alpine. 

 

Alan MacDonald asked who would police this ordinance, to which Austin Roy said it would be a complaint-

based system.  He said the City currently did not have the manpower to enforce every complaint.  Alpine’s 

Code Enforcement Officer was part time and a lighting ordinance would require someone to monitor more 

often. 

 

Jane Griener said homes could change the angle of the lights to not point into their neighbors’ yard.  The 

Planning Commission then discussed lights that changed colors depending on the holiday and season. 

 

Austin Roy said soffit lights and uplights created light pollution.  Jane Griener said a timer might help by 

turning off the lights at a certain hour.  She said lights were a security feature as well and turning lights off 

at a certain hour and requiring that they not shine into neighbors’ yards seemed enforceable. 

 

Alan MacDonald said his impression was that they did not have a problem in Alpine as being lit up like an 

urban area.  He asked if this issue had been brought up by residents.  Jed Muhlestein said he had not heard 

of one single complaint in the entire time he had worked for the City. 

 

Ed Bush said if the City amended the current ordinance almost every single residence would have to make 

changes.  He explained that many other cities entertained the option of installing more light poles to spread 

more light on the ground.  He noted that soffit lights created the same effect.    

 

Ethan Allen said that Alpine City did not have a dark sky and would not get a dark sky.  Jane Griener 

suggested there could be a limit on the lumens or wattage.  Ethan Allan said if the City were going to do 

anything, the only factor he would agree upon would be to limit wattage.    

 

Alan MacDonald said they did not have light over exposure in Alpine, but if they were to look at an 

ordinance, he suggested they assess sports courts not spilling light onto neighboring properties past a certain 

time of day.  Jane Griener said the Mayor could put an article in the Newsline educating the residents to 

turn the lights off and be respectful of neighbors.  For example, they could encourage residents to turn all 

lights off after midnight.  Ed Bush said there would need to be exceptions for security lights with motion 

detectors after midnight.  After subsequent discussion on the matter, the Planning Commission came up 

with a couple of bullet points: 

 

1. Restrict lighting on sports courts. 
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2. All lighting to be off at midnight with the exception of security lights with motion sensors and 

a timer. 

 

Jed Muhlestein said the City could adopt a dark sky ordinance for City streetlights.  Jane Griener added that 

they could also look at the business signs. 

 

IV.  Communication 

There were no additional communication items. 

 

V. APPROVAL OF PLANNING COMMISSION MINUTES: August 18, 2020 

 

MOTION: Sylvia Christiansen moved to approve the minutes for August 18, 2020, as proposed.  Alan 

MacDonald seconded the motion.  There were 6 Ayes and 0 Nays (recorded below).  The motion passed 

unanimously. 

 

Ayes:     Nays: 

Alan MacDonald    None 

Ethan Allen        

Jane Griener 

Sylvia Christiansen 

Troy Slade 

Ed Bush 

 

MOTION: Ethan Allan moved to adjourn.  Alan MacDonald seconded the motion.  The motion passed 

unanimously. 

   

The meeting was adjourned at 9:15 p.m. 


