
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, UT will hold a Regular Meeting and a Public 
Hearing at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, June 6, 2017 at 7:00 pm as follows: 
 
I. GENERAL BUSINESS 
 

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

 
II. PUBLIC COMMENT            

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

III. ACTION ITEMS 
 

A.   General Plan Update – Lambert Park Master Plan 
The Planning Commission will start to discuss a master plan for Lambert Park. 

 
B. PUBLIC HEARING - The Corridor Open Space Land Swap 

The Planning Commission will review a proposed land swap with the property located at 175 West Canyon Crest Road.  The 
Planning Commission will make a recommendation to the City Council for approval. 

 
C.    PUBLIC HEARING - General Plan Update – The Corridor Master Plan 

The Planning Commission will review the proposed master plan and hold a public hearing.  The Planning Commission will 
make a recommendation to the City Council for approval. 

 
D. PUBLIC HEARING - Amendment to the Appeal Authority Ordinance (Article 2.3) 

The Planning Commission will review a proposed amendment to the Appeal Authority Ordinance.  The Planning Commission 
will make a recommendation to the City Council for approval. 
 

E. Amendment to the Site Plan to Comply Ordinance (Article 4.14) 
The Planning Commission will review a proposed amendment to the Site Plan to Comply Ordinance which would allow staff to 
review and approve residential site plans for lots not located in an approved subdivision.  The Planning Commission will make 
a recommendation to the City Council for approval. 

 
 
IV.   COMMUNICATIONS 

  
V.     APPROVAL OF PLANNING COMMISSION MINUTES: May 16, 2017 
         
ADJOURN      
 
      Chairman Steve Cosper 
      June 2, 2017 
 
 
 
 
 

 
 
 
 

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 conversation with 
others in the audience as the microphones are very sensitive and can pick up whispers in the back of the room.  

 

• Keep comments constructive and not disruptive.  
 

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

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

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

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

 

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

 
Public Hearing 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: Lambert Park Master Plan Discussion  
 

FOR CONSIDERATION ON: 6 June 2017 
 

PETITIONER: Troy Stout 
 

ACTION REQUESTED BY PETITIONER: Discuss Plans for Lambert Park 
 

APPLICABLE STATUTE OR ORDINANCE: Chapter 2 (General Plan) 

       Article 3.16 (Open Space)   

BACKGROUND INFORMATION:  
 

Lambert Park is a very important asset to Alpine City for several different reasons.  It is 

the location of several important city utility facilities and is also used for several different 

types community events and recreational activities.  Ideas to improve the park are 

expressed regularly by passionate residents and non-residents, City Council members, 

Planning Commission members, staff, etc.  Hundreds of volunteers regularly make a 

difference by doing service in the park to maintain trails and address noxious weeds.  

There are several common goals for the park but there are also some conflicting opinions.  

The Planning Commission and City Council really needs to create a new master plan for 

the park to provide clear direction on what the City would like to see done to enhance, 

maintain and preserve Lambert Park for the future.   

 

The City has officially taken action on specific changes within the park (i.e. signage, 

boulders, retention areas, etc.) but it appears that there has not been a broad master plan 

for the park adopted or updated since June 25, 2002.  The plan is relatively simple and 

many of the items in the plan have already been realized.  The minutes for when this was 

adopted and the plan itself are attached.   

 

One of the biggest action items that the City Council has taken on Lambert Park in recent 

years was the sale of a very small section of the park (8,110 sf) on the west side next to 

Moyle Drive.  It was sold for $200,000.  The City Council decided that 40% of that 

money would be used for some flood mitigation projects and 60%, or $120,000, would be 

used for other improvements to Lambert Park.  None of that money has not been spent 

yet and it should be considered in the future plans for the park. 

 

Some recent changes and ideas discussed by the City Council for Lambert Park include 

but are not limited to the following: 

 

- New restroom at south end of park 

- Discussions about trailhead parking area at south end of park 

- Discussions about a split-rail fence in areas to delineate the boundary of the park 

- Discussions about implementing appropriate signage for the trails 

- Discussions with the Division of Natural Resources about a deer revegetation project  
 

 

 
STAFF RECOMMENDATION: 
 

Begin working on a master plan for Lambert Park.  Make a specific recommendation 

to the City Council regarding the delineation of the park so that it can be incorporated 

in the budget and work can commence in the next fiscal year. 

 

 























 
ALPINE PLANNING COMMISSION AGENDA 

 
 

SUBJECT:  The Corridor Open Space Land Swap 

 

FOR CONSIDERATION ON: 6 June 2017 

 

PETITIONER: Jason Bond, City Planner 

 

ACTION REQUESTED BY PETITIONER: Recommend to City Council 

Approval of Proposed Land Swap 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.16 (Open Space) 

 

BACKGROUND INFORMATION: 

 

The Alpine City open space being referred to as “The Corridor” has a few stretches of 

trail that are currently on private property.  Work has been done to coordinate with 

property owners to ensure that these areas are either within the City’s open space or 

within a dedicated easement.  Some sections of the trail have already been rerouted and 

other sections of the trail expect to be acquired in the form of an easement.  

 

The attachments show a section of trail that is currently on the property located at 175 

West Canyon Crest Road.  This property also has part of their landscaping on Alpine City 

open space.  It is the City’s understanding that the development of the trail and 

landscaping was coordinated between the original developer of the site and Alpine City.  

Unfortunately, an easement for the trail was never recorded and the property has since 

changed hands a few times.  The current property owner prefers to adjust the property 

line and do a 1:1 trade of property which will place the trail/bridge on Alpine City 

property and the landscaping on the private property. 

 

Section 3.16.4 requires that land in open space shall not be disposed of in any manner or 

used for any other than specified in the ordinance except after a recommendation of the 

Planning Commission and a public hearing and by a super majority vote of the City 

Council (4 positive votes are required). 

 

 
STAFF RECOMMENDATION:  
 

We recommend that the proposed land swap of a segment of Alpine City open space and a 

segment of property located at 175 West Canyon Crest Road be approved.  

 





 
ALPINE PLANNING COMMISSION AGENDA 

 
 

SUBJECT:  The Corridor Master Plan 

 

FOR CONSIDERATION ON: 6 June 2017 

 

PETITIONER: Jason Bond, City Planner 

 

ACTION REQUESTED BY PETITIONER: Recommend Approval of The 

Corridor Master Plan to City Council 

 

APPLICABLE STATUTE OR ORDINANCE: Article 2.1 (General Plan) 

 

BACKGROUND INFORMATION: 

 

The City open space that runs along Dry Creek and Fort Creek has been discussed by 

both the Planning Commission and City Council.  This open space is now being referred 

to as “The Corridor”.  Direction has been given to staff to start working on improvements 

to the trail in this open space.  With the central location in the City, this trail and open 

space has incredible potential to be a venue for community events, create a variety of 

recreational opportunities, and support future development on adjacent vacant land.   

 

Attached is the proposed master plan for The Corridor open space.  The Planning 

Commission will hold a public hearing and will make a recommendation to the City 

Council. 

 

 

STAFF RECOMMENDATION:  
 

The Planning and Zoning Department recommends that the proposed master plan for “The 

Corridor” open space be approved. 
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ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Appeal Authority Amendment 

 

FOR CONSIDERATION ON: 6 June 2017 

 

PETITIONER: David Church, City Attorney 

 

ACTION REQUESTED BY PETITIONER: Amend Appeal Authority  

Ordinance as Proposed 

 

APPLICABLE STATUTE OR ORDINANCE: Appeal Authority Ordinance (Article 2.3) 

 

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION: 

 

The purpose of the change is primarily to not continue having evidentiary hearings (except on 

variances) and only have arguments based on the record of proceedings.  This will make for 

shorter, cheaper, hearings.  This change will require that the Zoning Administrator keep and 

prepare a good record of proceedings.  It will also be important for the City to adopt findings of 

fact for important decisions so that City records makes sense.   This change also attempts to 

update other provisions of the code to conform to the new state laws.   

 

 

 

 

STAFF RECOMMENDATION:  
 

We recommend that Article 2.3 of the Development Code be amended as proposed. 

 



ARTICLE 2.3  APPEAL AUTHORITY (Ord. 98-02, 1/13/98. Amended Ord. 2006-17, 11/14/06; 
   Ord. 2013-03, 3/12/13; Ord. 2015-01, 02/10/15) 
 
2.3.1 APPEAL AUTHORITY 
 

2.3.1.1 There is hereby created Appeal Authorities, consisting of an appointed Hearing Officer, 
which shall act in a quasi-judicial manner to hear appeals regarding the interpretation or 
application of Alpine City land use ordinances. 

 
2.3.2  HEARING OFFICER 
 

2.3.2.1  Establishment and Appointment of Hearing Officer. There is hereby created the 
officer of Land Use Hearing Officer.  The Alpine City Hearing Officers shall be 
appointed by the Mayor with the advice and consent of the City Council.  The individual 
appointed as a Hearing Officer shall be a person who is trained in or familiar with the 
disciplines of planning or law. 

 

2.3.2.2  Term of Office. The Hearing Officer shall serve at the pleasure of the City for an 
indefinite term. The Land Use Hearing Officer may be dismissed from office by the 
Mayor, with the advice and consent of the City Council, with or without cause at 
anytime. 

 
2.3.2.3        Duties and Powers. The Land Use Hearing Officer, as the Appeal Authority, shall  

 
1. hear and decide appeals from decisions granting or denying reasonable 
 accommodations for persons with disabilities from land use regulations; and  
2. hear and decide appeals from land use decisions applying or interpreting the 

land use ordinances. 
   
2.3.3    VARIANCES 
 
 1. Any person or entity desiring a waiver or modification of the requirements of a land use 

ordinance as applied to a parcel of property that he owns, leases, or in which he holds some 
other beneficial interest may apply to the Hearing Officer for a variance from the terms of the 
ordinance. 

 
 2. An appeal for a variance shall be filed with the Zoning Administrator. 
 
 3. The Hearing Officer shall fix a reasonable time for the hearing of the appeal, and give at least 

ten (10) days public notice thereof, as well as due notice to the parties in interest and adjacent 
property owners within 300 feet, and shall decide the same within a reasonable time. Upon the 
hearing, any party may appear in person, by agent, or by attorney.  

 
 4. The Hearing Officer may administer oaths and compel the attendance of witnesses.  
 
 5. The Hearing Officer shall cause minutes of his/her proceedings to be kept indicating such fact, 

and shall cause records or his/her examinations and other official actions; all of which shall be 
immediately filed at Alpine City Hall and shall be public record. 

 
 6. Decisions of the Hearing Officer regarding variances become effective at the meeting in which 

the decision is made, unless a different time is designated in the Hearing Officer’s rules or at 
the time the decision is made. 

 
 7. The Hearing Officer may grant a variance only if: 
 

(1) Literal enforcement of the ordinance would cause an unreasonable hardship for the 



applicant that is not necessary to carry out the general purpose of the land use ordinances;  
 
(2) There are special circumstances attached to the property that do not generally apply to 

other properties in the same zone;  
 
(3) Granting the variance is essential to the enjoyment of a substantial property right 

possessed by other property in the same zone;  
 
(4) The variance will not substantially affect the general plan and will not be contrary to the 

public interest; and 
 
(5) The spirit of the land use ordinance is observed and substantial justice done. 

 
8. In determining whether or not enforcement of the land use ordinance would cause 

unreasonable hardship under Subsection 2.3.3 #7, the Hearing Officer may not find an 
unreasonable hardship unless the alleged hardship: 

  
 (1)  Is located on or associated with the property for which the variance is sought; and 

 
(2) Comes from circumstances peculiar to the property, not from conditions that are general 

to the neighborhood. 
 

9. In determining whether or not enforcement of the land use ordinance would cause 
unreasonable hardship under Subsection 2.3.3 #7, the Hearing Officer may not find an 
unreasonable hardship if the hardship is self-imposed or economic. 

 
10. In determining whether or not there are special circumstances attached to the property under 

Subsection 2.3.3 #7, the Hearing Officer may find that special circumstances exist only if the 
special circumstances: 

 
(1) Relate to the hardship complained of; and 

 
(2) Deprive the property of privileges granted to other properties granted in the same zone. 

 
 

11. The applicant shall bear the burden of proving that all of the conditions justifying a variance 
have been met. 

 
12. Variances run with the land. 

 
13. The Hearing Officer may not grant a use variance. 

 
14. In granting a variance, the Hearing Officer may impose additional requirements on the 

applicant that will: 
 

(1) Mitigate any harmful effects of the variance; or 
 

(2) Serve the purpose of the standard or requirement that is waived or modified. 
 
2.3.4 APPEALS FROM LAND USE DECISIONS 

 
2.3.4.1   Standards for Review of Appeals. The Land Use Hearing Officer shall hear and decide 

appeals from land use decisions applying or interpreting the land use ordinances, and shall 
comply with the following standards: 
 
1. The applicant, a board or officer of the City, or any person adversely affected by the 



Land Use Authority’s decision administering or interpreting a land use ordinance may 
appeal that decision to the Land Use Hearing Officer by alleging that there is error in 
any order, requirement, decision, or determination made by the Land Use Authority in 
the administration or interpretation of the land use ordinance.  

 
2. The appeal must be filed within ten (10) days from the date of such decision by filing 

with the Zoning Administrator and with the Land Use Hearing Officer a written notice 
of appeal specifying the grounds thereof. The Zoning Administrator shall forthwith 
transmit to the Land Use Hearing Officer all the papers constituting the record upon 
which the action appealed from was taken. 

 
3. An appeal filed in accordance with this section stays all proceedings in the appeal 

action, unless the Zoning Administrator certifies to the Hearing Officer, after the notice 
of appeal shall have been filed with him, that by reason of facts stated in the certificate 
a stay would, in his opinion, cause imminent peril to life or property. In such case, 
proceedings shall not be stayed otherwise than by restraining order which may be 
granted by the Hearing Officer or by the district court on application and notice and on 
due cause shown. 

 
4. The Hearing Officer shall fix a reasonable time for the hearing of any appeal within 

thirty (30) forty (40) days of the date of filing such appeal with the Zoning Administrator.  
 

5. All appeals including appeals of conditional use decisions rendered by the Planning 
Commission shall follow the review procedure outlined below. 

 
 A.  Upon scheduling a hearing date, the Land Use Hearing Officer shall notify the 

City’s Zoning Administrator at least two weeks prior to the hearing to allow 
preparation of the record of proceedings. 

 
B.   The Zoning Administrator shall prepare a copy of the record of the proceedings, 

which shall be a complete record from the date of application to the date of the 
decision appealed from, and provide a copy to the Land Use Hearing Officer and 
to the person or entity filing the appeal at least one week before the date of the 
hearing. 

 
C.   All appeals on decisions applying a land use regulation to a specific application or 

parcel of land shall be on the record only and not de novo.  In appeals from 
decisions applying the terms of the land use regulation the Hearing Officer shall 
review the record, and may not accept or consider any evidence outside the record 
unless the Zoning Administrator fails to provide a record of proceeding. 

 
D.   The Hearing Officer shall conduct a hearing on each appeal with respect for the 

due process rights of each of the participants.  Notice shall be given of all hearing 
dates and times.  Parties shall be given the right to be heard and present argument.  
Parties shall be allowed to offer written and oral argument as they desire, in 
conformance with reasonable rules for such procedure adopted by the Hearing 
Officer. 

 
E.   The Land Use Hearing Officer shall review the decision of the Land Use Authority 

that involves a determination of factual matters on the record, and not de novo, 
and determine whether the decision was arbitrary, capricious, or illegal.  A decision 
is considered arbitrary or capricious only if the Hearing Officer determines that 
there was not substantial evidence, as that term has been defined by Utah courts, 
found in the record to support each essential finding of fact of the Land Use 
Authority. 

 



F.   The Land Use Hearing Officer shall interpret and apply the plain meaning of the 
land use regulation; and interpret and apply a land use regulation to favor a land 
use application unless the land use regulation plainly restricts the land use 
application.   

 
G.   After review of the record and written and oral argument on both sides, the Hearing 

Officer may affirm, reverse, or remand to the appropriate Land Use Authority for 
further review and consideration the action taken by the Land Use Authority.  

 
 Proceedings and hearings before the Hearing Officer shall be public and held pursuant 

to rules adopted by the City and in conformance with the Utah Open and Public 
Meetings Act and with the general principles of due process. The person or entity filing 
the appeal may appear at such hearing in person, by agent, or by an attorney of his/her 
choice and may present to the Hearing Officer any evidence or argument to support 
the contentions on appeal. The Land Use Authority that rendered the decision that is 
being appealed shall appear and present any evidence or argument it finds necessary 
to justify its decision. The Hearing Officer shall cause a record of his/her proceedings 
to be kept and shall make written findings and conclusions of all of his/her decisions.  

 
6. The appellant has the burden of proving that the Land Use Authority erred. 

 
7. The Hearing Officer shall presume that the decision of the Land Use Authority that is 

being appealed is correct, and shall only modify the decision if the appellant meets its 
burden of showing that the if there is substantial evidence presented at the hearing of 
the Hearing Officer that the Land Use Authority erred in its application or interpretation 
of the land use ordinances. 

 
8. Only decisions applying and interpreting the adopted land use ordinances of the City 

or requesting reasonable accommodations for persons with disabilities may be 
appealed to the Hearing Officer. A person may not appeal, and the Hearing Officer, in 
his/her duties as an Appeal Authority, may not consider, any appeal of a legislative 
decision of the City Council, such as a decision to adopt or amend any land use (zoning 
or subdivision) ordinance of the City.   

 
9.   Appeals may not be used to waive or modify the terms of requirements of the land use 

regulation or ordinance, except as specifically allowed by the land use regulation or 
ordinance.  

 
10. The Hearing Officer shall render his/her decision on the appeal within fifteen (15) thirty 

(30) days from the date that the hearing is held. The Officer may affirm, wholly or partly, 
or may modify the order, requirement, decision or determination of the Land Use 
Authority.  

 
11.  A decision of the Hearing Officer takes effect on the date when the Officer issues a 

written decision, or as otherwise provided by ordinance. A written decision, or other 
event as provided by ordinance, constitutes a final decision under Subsection 10-9a-
802(2)(a) or a final action under Subsection 10-9a-801(4) of the Utah State Code.  

 
2.3.5 DISTRICT COURT REVIEW OF APPEAL AUTHORITY DECISIONS. 
 
 1. Any person adversely affected by any decision of the Land Use Hearing Officer or the Board 

of Adjustment may petition the district court for a review of the decision. However, no person 
may challenge in district court the City’s land use decision until that person has exhausted the 
person’s administrative remedies as provided in Utah State Code Title 10, Chapter 9a, Part 7, 
Appeal Authority and Variances, if applicable. 

 



 2. In the petition, the petitioner may only allege that the Land Use Hearing Officer’s or the Board 
of Adjustment’s decision was arbitrary, capricious, or illegal.  

 
 3. (a) The petition is barred unless it is filed within 30 days after the Land Use Hearing Officer’s 

or the Board of Adjustment’s decision is final.  
 
  (b)(i) The time under 3(a) to file a petition is tolled from the date a property owner files a request 

for arbitration of a constitutional taking issue with the private property ombudsman under Utah 
Code Annotated 13-43-204 until 30 days after: 

 
   A.  the arbitrator issues a final award; or 
 

 B. the private property ombudsman issues a written statement under Utah Code 
Annotated 13-43-204(3)(b) declining to arbitrate or to appoint an arbitrator. 

 
  (ii) A tolling under Subsection 3(b)(i) operates only as to the specific constitutional taking issues 

that are the subject of the request for arbitration filed with the private property ombudsman by 
a property owner. 

 
  (iii) A request for arbitration filed with the private property ombudsman after the time under 

Subsection 3(a) to file a petition has expired does not affect the time to file a petition.  
 
 4. (a) The Land Use Hearing Officer or the Board of Adjustment shall transmit to the district court 

the record of its proceedings including its minutes, findings, orders, and if available, a true and 
correct transcript of its proceedings.  

 
  (b) If the proceeding was taped, a transcript of that tape recording is a true and correct transcript 

for purposes of this subsection. 
 
 5. (a)(i) If there is a record, the district court’s review is limited to the record provided by the Land 

Use Hearing Officer or the Board of Adjustment. 
 
  (ii) The court may not accept or consider any evidence outside the Land Use Hearing Officer 

or the Board of Adjustment record unless that evidence was offered to the Hearing Officer or 
the Board and the court determines that it was improperly excluded by the Hearing Officer or 
the Board. 

 
  (b) If there is no record, the court may call witnesses and take evidence. 
 
 6. The court shall affirm the decision of the Land Use Hearing Officer or the Board of Adjustment 

if the decision is supported by substantial evidence in the record and is not arbitrary, capricious, 
or illegal. 

 
 7. (a) The filing of a petition does not stay the decision of the Land Use Hearing Officer or the 

Board of Adjustment. 
 
  (b)(i) Before filing a petition under this section or a request for mediation or arbitration of a 

constitutional taking issue under Utah Code Annotated 13-43-204, the aggrieved party may 
petition the Land Use Hearing Officer or the Board of Adjustment to stay its decision. 

 
  (ii) Upon receipt of a petition to stay, the Land Use Hearing Officer or the Board of Adjustment 

may order its decision stayed pending district court review if the Land Use Hearing Officer or 
the Board of Adjustment finds it to be in the best interest of the City. 

 
  (iii) After a petition is filed under this section or a request for mediation or arbitration of a 

constitutional taking issue is filed under Utah Code Annotated 13-43-204, the petitioner may 



seek an injunction from the district court staying the Land Use Hearing Officer’s or the Board 
of Adjustment’s decision. 

 



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Site Plan (not located in an approved subdivision) Amendment 

 

FOR CONSIDERATION ON: 6 June 2017 

 

PETITIONER: Mayor Sheldon Wimmer 

 

ACTION REQUESTED BY PETITIONER: Amend Site Plan to Comply Ordinance 

 

APPLICABLE STATUTE OR ORDINANCE: Subdivision Ordinance (Article 4.14) 

 

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION: 

 

Site plans for single family residential dwellings not located in an approved subdivision have 

been required to go to both Planning Commission and City Council for obtaining approval.  A lot 

of site plans for single family residential dwellings are straightforward but the process for 

approval can be cumbersome for the applicant.  The proposed amendment would allow the City 

Planner and City Engineer to approve site plans for single family residential structures and 

streamline the process. Therefore, time would be saved for the applicant and the Planning 

Commission and staff will be able to spend more time on other issues. 

 

The proposed amendment will also clarify the site plan process for commercial structures in a 

separate section from single family residential dwellings.  There are no proposed changes to the 

approval process for commercial structures. 

 

 

 

 

STAFF RECOMMENDATION:  
 

We recommend that Article 4.14 of the Development Code be amended as proposed so that 

Site Plans for single family residential dwellings not located in an approved subdivision may 

receive final approval from the City Planner and City Engineer. 

 



ARTICLE 4.14   SITE PLAN TO COMPLY (Ord. No. 92-03 Amended by Ord. No. 2004-13,  
   9/28/04; Ord. No. 2013-11, 7/23/13) 
 
AN ORDINANCE PROVIDING FOR COMPLIANCE WITH ARTICLE 4.7, ARTICLE 4.8 and ARTICLE 
4.10 OF THE ALPINE CITY SUBDIVISION ORDINANCE AND THE ALPINE CITY CONSTRUCTION 
STANDARDS FOR BUILDING PERMIT APPLICATION FOR SINGLE FAMILY RESIDENTIAL 
DWELLINGS NOT LOCATED IN AN APPROVED SUBDIVISION OR COMMERCIAL STRUCTURES.  

 
4.14.1 Single Family Residential Dwelling Not Located in an Approved Subdivision Site Plan 

Approval Process 
 

1. The applicant shall submit the following to the City Planner at least fourteen (14) days before 
the scheduled Planning Commission meeting: 
 
 a.  The Site Plan Checklist and Application; 
 b. Three (3) D size (22” x 34”) copies of the final plan; 
 c.    Ten (10) Three (3) 11” x 17” copies of the plan drawn to scale, and;  
 d.  An electronic copy of the plan in a compatible format as specified by City Staff. 
  
The applicant shall pay the associated fee(s) as set forth in the Alpine City Consolidated Fee 
Schedule. The fee(s) shall be paid to the City Recorder, payable to Alpine City.  
 
The plans will not be presented to the Planning Commission until the application is complete, 
including submitting all required information and paying all fees. The application must be 
complete and accepted in writing by the City Planner.  The City Planner and City Engineer 
shall review the application and plan to determine whether the proposed construction or 
alteration conforms to the ordinances of this municipality.    

  
2.   A building permit application and plan for a residential single family dwelling or commercial  
      structure which is not located in an approved subdivision shall: 

 
a. Conform to Article 4.7, Article 4.8 and Article 4.10 (Subdivision Design and Financial 

Standards including Water Right Requirements) of the Alpine City Subdivision 
Ordinance.  If it is a commercial site plan, it also conforms to any additional 
requirements that are applicable to the site plan in Article 3.7 (Business/Commercial 
District) of the Alpine City Development Code;  

b.  Be reviewed and approved by the City Planner, and City Engineer and approved by 
the Planning Commission for compliance with the foregoing provisions prior to 
issuance of the permit;   

c.   A Developer’s Agreement shall be executed between the City and the Developer 
outlining the conditions of approval of the site plan. The Development Agreement 
may include but is not limited to the following examples: any special conditions, trails, 
landscape issues, or off-site improvements. Rights-of-way must be dedicated to 
Alpine City   

 
3.   The Building Department shall issue a permit and one set of approved plans to the applicant 

after the plan has been approved by the City Planner and City Engineer Planning 
Commission. 

 
4.   The Building Inspector shall retain one set of the approved plans and may revoke at anytime   

a permit which has been issued for any building constructed or being constructed which 
would be or result, if constructed, in a violation of any ordinance of this municipality. 

 
An exception may be obtained from the foregoing provisions by following the procedures set forth in 
Article 4.1.2 of the Alpine City Subdivision Ordinance. 
 



 
4.14.2 Commercial Structure Site Plan Approval Process 

 
1. The applicant shall submit the following to the City Planner at least fourteen (14) days before 

the scheduled Planning Commission meeting: 
 
 a.  The Site Plan Checklist and Application; 
 b. Three (3) D size (22” x 34”) copies of the final plan; 
 c.    Three (3) 11” x 17” copies of the plan drawn to scale, and;  
 d.  An electronic copy of the plan in a compatible format as specified by City Staff. 
  
The applicant shall pay the associated fee(s) as set forth in the Alpine City Consolidated Fee 
Schedule. The fee(s) shall be paid to the City Recorder, payable to Alpine City.  
 
The plans will not be presented to the Planning Commission until the application is complete, 
including submitting all required information and paying all fees. The City Planner and City 
Engineer shall review the application and plan to determine whether the proposed 
construction or alteration conforms to the ordinances of this municipality.    

  
2.   A building permit application and plan for a commercial structure shall: 

 
a. Conform to Article 4.7, Article 4.8 and Article 4.10 (Subdivision Design and Financial 

Standards including Water Right Requirements) of the Alpine City Subdivision 
Ordinance, Article 3.7 (Business/Commercial District) and Article 3.11 
(Gateway/Historic Zone) 

b.  Be reviewed by the City Planner, City Engineer, Planning Commission and approved 
by the City Council for compliance with the foregoing provisions prior to issuance of 
the permit;   

c.   A Developer’s Agreement shall be executed between the City and the Developer 
outlining the conditions of approval of the site plan. The Development Agreement 
may include but is not limited to the following examples: any special conditions, trails, 
landscape issues, or off-site improvements. Rights-of-way must be dedicated to 
Alpine City. 

 
3.   The Building Department shall issue a permit and one set of approved plans to the applicant 

after the plan has been approved by the City Council. 
 
4.   The Building Inspector shall retain one set of the approved plans and may revoke at any time   

a permit which has been issued for any building constructed or being constructed which 
would be or result, if constructed, in a violation of any ordinance of this municipality. 

 
An exception may be obtained from the foregoing provisions by following the procedures set forth in 
Article 4.1.2 of the Alpine City Subdivision Ordinance. 
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ALPINE CITY PLANNING COMMISSION MEETING AT 1 

Alpine City Hall, 20 North Main, Alpine, Utah 2 
May 16, 2017 3 

 4 
I.  GENERAL BUSINESS 5 
 6 

A. Welcome and Roll Call: The meeting was called to order at 7:00 pm by Chairman Steve 7 
Cosper.  The following Commission members were present and constituted a quorum. 8 

 9 

Chairman: Steve Cosper 10 
Commission Members: Bryce Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Jane 11 
Griener, Carla Merrill 12 
Staff: Jason Bond, Marla Fox 13 

Others: Councilman Mayer Sheldon Wimmer, Roger Bennett, Councilman Lon Lott, Loraine Lot, 14 
Ken Berg, Don dean, Rob Dean 15 

 16 
A. Prayer/Opening Comments: Jane Griener 17 

B. Pledge of Allegiance: David Fotheringham 18 
 19 

II. PUBLIC COMMENT 20 
No Comment 21 
 22 

III. ACTION ITEMS 23 
 24 

A. Hi-Light Dance Site Plan – Dan Nelsen 25 
The existing Hi-Light Dance business is located at 81 South 100 West.  The owners of the business 26 

are proposing an addition to the building.  The adjacent property that is vacant is under the same 27 

ownership and is proposed to be developed as a parking lot for the business.  The entire property 28 

is 32,234 square feet and the site is located in the Business Commercial zone.  The dance studio is 29 

a permitted use in the BC zone.  The total proposed square footage of the building with the new 30 

addition is 10,810 square feet.  31 

The Gateway/Historic zone will also apply to this proposal.  The Gateway/Historic zone gives the 32 

Planning Commission the ability to allow flexibility to the requirements set forth in the BC zone. 33 

The Planning Commission may recommend exceptions regarding parking, building height, 34 

signage, setbacks and use if it finds that the plans proposed better implement the design guidelines 35 

to the City Council for approval (Section 3.11.3.3.5). 36 

Jason Bond said this is a pretty straightforward proposal.  He said the main thing the Planning 37 

Commission needs to discuss is the parking for the addition.  The Planning Commission had a 38 

discussion about how to interpret what type of commercial business this building should be 39 

classified as.   40 
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Jason showed the site plan which showed the parking layout with thirty four parking stalls.  Jason 1 

Bond reviewed the garbage storage, landscaping, height and design of the building.  He also 2 

mentioned the front setback was seventeen feet. 3 

Ken Berg said the existing building will be painted to match the new addition.  A colored rendering 4 

was shown to show wood siding and batten board painted blue on the top and a mixed brown brick 5 

on the bottom portion. 6 

Jane Griener said we should review the Gateway Historic guidelines to make sure this project will 7 

comply. 8 

The Planning Commission discussed the fact that this building has changed hands and uses in the 9 

past and they wanted to make sure there was enough parking.  They mentioned the current business 10 

will not hold recitals at this location and parents usually drop off and pick up students.  11 

Jason Bond said this business backs up against other commercial businesses so a landscaping 12 

buffer in not necessary.  13 

Jane Griener said she would like to eliminate the parallel parking at the front of the building.  The 14 

Planning Commission said they would rather have the lesser twenty two parking stalls in order to 15 

address the flow of traffic and more landscaping to improve the look of the neighborhood. 16 

Ken Berg said the building has proposed lights on the outside of the building.  Jason Thelin said 17 

he would like to see a lighting plan and said he would like to see better renderings of the building 18 

like we’ve required of other buildings.  He said he doesn’t want to delay the process but said we 19 

need to be more consistent.   20 

MOTION: Carla Merrill moved to recommend approval of the proposed Hi-Light Dance Site Plan 21 

provided the following items are addressed:    22 

1. Classify this use as Commercial Recreation in order to establish the parking requirement. 23 

2. The parking stalls within the 30 foot setback be eliminated and replaced with landscaping. 24 
3. Work with the City Engineer on a lighting plan. 25 

4. Provide a rendering board of materials showing brown stone and blue board and batten to 26 
show to the City Council. 27 

 28 
Jane Griener seconded the motion. The motion passed with 6 Ayes and 0 Nays.  Bryce Higbee, 29 

Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, and Carla Merrill all voted Aye. 30 
 31 

B. Amendment to the Site Plan to Comply Ordinance (Article 4.14) 32 
Minor Subdivisions have been required to go to both Planning Commission and City Council for 33 

obtaining approval.  A lot of Minor Subdivisions are straightforward but the process for approval 34 

can be cumbersome for the applicant.  The proposed amendment would allow the City Planner and 35 

City Engineer to approve Minor Subdivisions and streamline the process. Therefore, time would 36 
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be saved for the applicant and the Planning Commission and City Council will have more time to 1 

spend on other issues. 2 

A motion (recommending for or against approval) needs to be made for the proposed amendment. 3 

The Planning Commission may make recommendations in the motion that would alter the original 4 

proposal.  The Planning Commission’s recommendations will be considered by the City Council. 5 

The Planning Commission considered a recommendation to the City Council at the May 2nd 6 

meeting but only 4 members were present and a vote on a motion was not unanimous.  The 7 

Planning Commission decided to table this item so that more members could participate in the 8 

recommendation to the City Council. 9 

Jason Bond said Mayor Wimmer was the petitioner. 10 

Mayor Wimmer said the big issue is the state legislature changed the timeline to 14 days for 11 

permits.  He said this puts a lot of pressure on the staff.   12 

Steve Cosper asked if the Planning Commission could be informed during public comment on 13 

what has taken place if they choose to go this route.  14 

Jason Bond said the 14 day restriction applies to building permits after the subdivision process has 15 

been done. 16 

The Planning Commission had a lot of questions about this and wanted clarification from the City 17 

Attorney.   18 

MOTION: Jason Thelin moved to recommend leaving the ordinance as written. 19 

 20 
Carla Merrill seconded the motion. The motion was unanimous with 6 Ayes and 0 Nays.  Bryce 21 

Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, and Carla Merrill all 22 
voted Aye. 23 

  24 

C. Amendment to the Minor Subdivision Ordinance (Article 4.5) 25 
Minor Subdivisions have been required to go to both Planning Commission and City Council for 26 

obtaining approval.  A lot of Minor Subdivisions are straightforward but the process for approval 27 

can be cumbersome for the applicant.  The proposed amendment would allow the City Planner and 28 

City Engineer to approve Minor Subdivisions and streamline the process. Therefore, time would 29 

be saved for the applicant and the Planning Commission and City Council will have more time to 30 

spend on other issues. 31 

A motion (recommending for or against approval) needs to be made for the proposed amendment. 32 

The Planning Commission may make recommendations in the motion that would alter the original 33 

proposal.  The Planning Commission’s recommendations will be considered by the City Council. 34 
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The Planning Commission considered a recommendation to the City Council at the May 2nd 1 

meeting but only 4 members were present and a vote on a motion was not unanimous.  The 2 

Planning Commission decided to table this item so that more members could participate in the 3 

recommendation to the City Council. 4 

 5 
MOTION: Jason Thelin moved to recommend leaving the ordinance as written. 6 

 7 
Carla Merrill seconded the motion.  The motion passed with 5 Ayes and 1 Nay.  Jason Thelin, 8 

David Fotheringham, Steve Cosper, Jane Griener and Carla Merrill all voted Aye.  Bryce Higbee 9 

voted Nay. 10 

 11 

D. Site Visit – General Plan Update – The Corridor Master Plan 12 
The City open space that runs along Dry Creek and Fort Creek has been discussed by both the 13 

Planning Commission and City Council.  Direction has been given to staff to start working on 14 

improvements to the trail.  With the central location in the City, this trail and open space has 15 

incredible potential to be a venue for community events, create a variety of recreational 16 

opportunities, and support future development on adjacent vacant land.   17 

The City should create a master plan for this open space to properly preserve and improve it.  The 18 

Planning Commission and City Council members are encouraged to visit the area and start 19 

providing their ideas and input.  A draft master plan will be provided at the meeting to offer some 20 

ideas and initiate discussion.  The Planning Commission should prepare for a public hearing at a 21 

future meeting and a recommendation to the City Council. 22 

The Planning Commission adjourned to visit the trail site. 23 

IV.COMMUNICATIONS 24 
Bryce Higbee said would like the manholes addressed. 25 

 26 

V. APPROVAL OF PLANNING COMMISSION MINUTES: May 2, 2017 27 
 28 
MOTION: David Fotheringham moved to approve the Planning Commission Minutes for May 2, 29 
2017, as written. 30 
 31 

Bryce Higbee seconded the motion.  The motion passed with 6 Ayes and 0 Nays. Bryce Higbee, 32 

Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, and Carla Merrill all voted Aye. 33 
 34 

Adjourn 35 
Steve Cosper stated that the Planning Commission had covered all of the items on the agenda and 36 
adjourned the meeting at 9:00 p.m. 37 
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