
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah will hold a Public Hearing and a 
Regular Meeting at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, July 21, 2015 at 7:00 pm as follows: 
 
I. GENERAL BUSINESS 
 

A. Welcome and Roll Call:                Steve Cosper  
B. Prayer/Opening Comments:             Steve Swanson 
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.   PUBLIC HEARING – Box Elder South Annexation Discussion 

The City Council has directed the Planning Commission to discuss the potential annexation of Box Elder South and make a 
recommendation. 

 
B. Izzy Ice Conditional Use Permit  

The Planning Commission will review an application that proposes to have a shaved ice stand near the northeast corner of the 
round-a-bout.   

 
C.   Alpine Olde Towne Centre Lot “D” Office Building – 363 South Main Street – April Cooper 

The Planning Commission will review a site plan for an office building on lot “D” of the already approved Alpine Olde Towne 
Centre Planned Commercial Development.  

 
D. Alpine Olde Towne Centre Lot “E” Office Building – 395 South Main Street – Ezra Lee 

The Planning Commission will review a site plan for an office building on lot “E” of the already approved Alpine Olde Towne 
Centre Planned Commercial Development.  

 
E. PUBLIC HEARING – PRD Amendment (Retaining Wall Approval Process) 

 The Planning Commission will review a proposed amendment to the PRD ordinance. 
  
F. Gateway Historic District Design Standards 

The Planning Commission will review a draft of some design guidelines that would give direction on the appearance of Main 
Street and the Gateway Historic District. 

 
IV.   COMMUNICATIONS 

  
V.     APPROVAL OF PLANNING COMMISSION MINUTES:  July 7, 2015 
         
ADJOURN      

 

      Chairman Steve Cosper 
      July 17, 2015 
 
 
 
 
 
 

 
 
 

THE PUBLIC IS INVITED TO ATTEND ALL PLANNING COMMISSION MEETINGS. If you need a special accommodation to participate 
in the meeting, please call the City Recorder's Office at 801-756-6347 ext. 5.  
 
CERTIFICATION OF POSTING. The undersigned duly appointed recorder does hereby certify that the above agenda notice was posted 
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 v. Public Meeting 
 
If the meeting is a public hearing, the public may participate during that time and may present opinions and evidence for 
the issue for which the hearing is being held. In a public hearing there may be some restrictions on participation such as 
time limits.  
 
Anyone can observe a public meeting, but there is no right to speak or be heard there - the public participates in 
presenting opinions and evidence at the pleasure of the body conducting the meeting.  
 
 



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Box Elder South Annexation  

 

FOR CONSIDERATION ON: 21 July 2015 

 

PETITIONER: City Council 

 

ACTION REQUESTED BY PETITIONER: Discuss Potential Annexation and 

make a Recommendation to the 

City Council 

 

APPLICABLE STATUTE OR ORDINANCE: Chapter 5 (Annexation) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 
At the June 23rd City Council meeting, the following motion was made: 

 

MOTION:  Lon Lott moved to send the Box Elder South annexation question to the Planning 

Commission to have it vetted out and have them make a recommendation. 

 

Roger Bennett seconded.  Ayes: 3 Nays: 2. Lon Lott, Roger Bennett, Will Jones voted aye.  

Kimberly Bryant and Troy Stout voted nay.  Motion passed. 

 

Box Elder South is an approved subdivision in Utah County.  The development will happen 

whether Alpine City annexes it or not.  If the annexation policy plan were to be amended, it might 

appear as follows: 

 

Land Use:    Potential Amendment  As Currently Appears 

 a.  Current County Zoning  TR-5    TR-5 

 b.  Proposed Land Use          CR-40,000                     Park 

 c.  Number of Lots   59       0 
 

 

 

 
STAFF RECOMMENDATION: 

 

That the Planning Commission discuss annexation of this area and make a 

recommendation to the City Council. 

 

 



Box Elder South Annexation Projections (59 Lots)

All projections as based on a comparison to homes in Heritage Hills.

One Time Revenue Total

Average Construction Fees Per Home: 8,182.00$    482,738.00$      

Average Impact Fees Per Home: 8,917.00$    526,103.00$      

 Total 1,008,841.00$   

One Time Costs

Average City Construction Costs Per Home: $8,182.00 482,738.00$      

Sub Total 526,103.00$      

On-Going Revenue

Estimated Property Tax Revenue Per Home: 1,208.25$    71,286.75$        

Estimated Sales Tax Per Home: 365.00$       21,535.00$        

Estimated Motor Vehicle Tax Per Home: 41.00$         2,419.00$           

Estimated Property Tax Revenue Per Home: 233.00$       13,747.00$        

Total 108,987.75$      

On-Going Costs

Sewer Revenue Loss Per Home (Monthly Stream) (30.00)$        (21,240.00)$       

Operational Costs (Streets, Parks, Cemetary) (429.00)$      (25,311.00)$       

General Govt Costs (the rest) (1,000.00)$  (59,000.00)$       

Total (105,551.00)$     

Sub Total 3,436.75$           (+/-)



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Izzy Ice Conditional Use Permit  

 

FOR CONSIDERATION ON: 21 July 2015 

 

PETITIONER: Joshua Wright and Spencer Glasgow 

 

ACTION REQUESTED BY PETITIONER: Grant a Conditional Use Permit 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.23 (Conditional Uses) 

       Section 3.7.3.8 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The proposed Izzy Ice stand would be considered a seasonal sale and will need to acquire 

a Conditional Use permit from the Planning Commission.  Section 3.23.6 states that a 

permit “may be issued for a maximum of six (6) months, with renewals at the direction of 

the Planning Commission for not more than three (3) successive periods thereafter.”  

 

Alpine City currently has two similar types of seasonal sale uses in Alpine City.  Below 

are the conditions that have been attached to each seasonal use. 

 
MAY 15, 2012 PLANNING COMMISSION MOTION:  
Tami Hamilton moved to grant a Conditional Use permit for seasonal sales for Hawaiian Shaved Ice stand.  

And to recommend approval of the site plan subject to the following conditions:    

1. The location of the building be changed to meet the side setback requirement. 

2. The structure meet the Historical overlay zone and guidelines 

3. That the Planning Commission approves of the proposed medium brown color. 

4. That the applicants meet the applicable Utah County Health Department requirements. 

5. That the applicant obtain the approval of the building official for the power. 

6. That a garbage can with a closing lid be provided next to the stand.  

7. The building will be moved off-site after the six month conditional use permit expires. 

 

Steve Cosper seconded the motion.  The motion passes unanimously with 6 Ayes 0 Nays.  Bryce Higbee, 

Steve Cosper, Jason Thelin, Jannicke Brewer, Tami Hamilton, and Steve Swanson all voted Aye. 

 
APRIL 15, 2014 PLANNING COMMISSION MOTION:  

Jason Thelin moved to approve the conditional use permit for the Snoasis snow shack with the following 

condition: 

1.   The gray water be dumped somewhere other than the storm drain. 

 

Chuck Castleton seconded the motion. The motion was unanimous and passed with 4 Ayes and 0 Nays. 

Jason Thelin, Jannicke Brewer, Chuck Castleton, and Judi Pickell all voted Aye. 

 
 

 

 

 

STAFF RECOMMENDATION: 

 

That the Planning Commission discuss the proposed use and that they use Section 

3.23.3.1 in making their determination. 

 

 



IZZY ICE, LLC
Joshua Wright & Spencer Glasgow

07/07/2015



Application for Commercial 
Business License

IZZY ICE, LLC

Owners:
Joshua Wright

&
Spencer Glasgow

LLC

BRN: 9410526-0160
SSTN: 14057920-004-STC

FTIDN: 47-4002542
EWN: 14057920-003-WTH



What is IZZY ICE?
To put it simply, izzy Ice is a unique shaved 

ice business consisting of not only snow 
cones incomparable to other shaved ice 
shacks, but balboa bars and the original 

dipped banana.

Specifications
The shack is about 80 square feet and 

about 10’ tall. 

Izzy Ice is inspired by the Southern 
Pacific, an authentic shaved ice shop. 
Unlike the typical “Hawaiian Ice” Izzy 

Ice will bring the city of Alpine the 
luxurious tropicality of the Southern 

Pacific, which has been bringing 
families together for generations. We 
hope to bring a little of the Southern 
Pacific to Alpine in 2015. Thank you.

We agree to comply with any of the 
Commercial Business Regulations. 

-Joshua Wright
-Spencer Glasgow



Spencer Glasgow and I 
(Joshua Wright) agree to 

comply with any of the Alpine 
City Ordinances and 

Regulations.

-Joshua Wright
-Spencer Glasgow 









Parking



Alpine City 
Parking 
Ordinance













- We will have all of our certificates displayed for the public can see.
- All employees will be required to have a Food Handler's Permit. 
- Employees must double wash hands at designated wash sink prior to working or returning from restrooms, 

garbage disposal, and or cleaning up nearby surroundings. 
- A first aid kit as well as a fire extinguisher will be kept on site. 
- Blue and grey water tanks will be in effect with clean, warm running water.
- Disposal of greywater will be carried off site unless permitted to dispose on site in an approved location.
- Three sinks in total, all large enough to thoroughly clean even our largest dishes. 
- Gloves will be worn at all times during operation. 
- Rocky Mountain Power approved our power line to the shack. 
- Ice will be made of the highest quality and distributed directly to our site.
- All dairy products such as Ice Cream, Heavy Cream, and Sweetened Condensed Milk will be refrigerated at all 

times, if left out and temperatures rise into the “danger zone”(40-140 degrees fahrenheit) the product will be 
immediately disposed of.

- Izzy Ice will be locked up nightly and motion lights will be active. 
- Tables and chairs will be washed on a regular basis. 

Other Precautions We Have Taken.



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Alpine Olde Towne Centre Lot “D” Building Site Plan 

 

FOR CONSIDERATION ON: 21 July 2015 

 

PETITIONER: April Cooper 

 

ACTION REQUESTED BY PETITIONER: Approve the Site Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.7 (B/C Zone) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The proposed office building is proposed to be located on lot D within the approved 

Planned Commercial Development known as Alpine Olde Towne Centre.  The 

designated building footprint is 6,188 square feet and is located in the Business 

Commercial zone.  Office buildings are a permitted use in the BC zone.  The proposed 

building will be 2 stories with 5,906 square feet on the main floor and 3,457 square feet 

on the second floor. There is a basement planned for the building that would be a total of 

3,100 square feet. 

 

The parking Lot, sidewalk and lighting for the lot have already been approved as part of 

the development.  The lighting exists: the parking and sidewalk will need to be built.  All 

utilities (sewer, water, pressurized irrigation, storm drain) exist and are stubbed to the 

property.  The water policy has been met for this development. 

 

 

 
STAFF RECOMMENDATION: 

 

The Planning and Zoning Department recommends approval of the proposed site 

plan provided the following items are addressed:    

 

 The parking requirement is met or the deed restriction proposal for the 

basement level be approved. 

 Trash storage be designated. 

 A landscaping plan be provided. 

 The preliminary architectural design drawings be recommended by the 

Planning Commission and approved by the City Council. 

 

The Engineering Department recommends that approval of the proposed site 

plan be recommended provided the following items are addressed: 

 

 A bond be provided for the parking improvements associated with Lot D. 





 

 

 

 

 

 

 

 

Date:  July 17, 2015 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review 

Alpine Olde Towne Centre Lot “D” Building Site Plan (April Cooper) 

363 South Main Street 

 

Background 

 

The proposed office building is proposed to be located on lot D within the approved Planned 

Commercial Development known as Alpine Olde Towne Centre.  The designated building 

footprint is 6,188 square feet and is located in the Business Commercial zone.  Office buildings 

are a permitted use in the BC zone.  The proposed building will be 2 stories with 5,906 square 

feet on the main floor and 3,457 square feet on the second floor. There is a basement planned for 

the building that would be a total of 3,100 square feet. 

 

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

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

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

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

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

 

Location  

(Section 3.7.5) 

 

The setbacks have already been approved and recorded for the Planned Commercial 

Development.  The plat shows a 10’ setback from the property to the east.  It is understood that 

the entire building will be within the lot. 

 

Street System/Parking  

(Sections 3.7.8.3 and 3.24.3)  

 

The recorded plat designates 39 parking stalls for Lot D.  The off-street parking requirements for 

an office are as follows: 

Office - Four (4) spaces per 1,000 sf 

 



 

With the total square footage of the building (12,463 square feet), 50 parking stalls are required. 

The applicant proposes to use the basement square footage (3,100 square feet) as storage and 

requests that the basement square footage not be included in the calculation and a deed restriction 

be put on the building that would make the basement uninhabitable.  If the basement square 

footage were not counted towards the requirement for parking stalls, the building would need 37 

stalls and would comply with the parking requirement. 

 

Special Provisions 

(Section 3.7.8) 

 

 Trash Storage - The applicant has not designated a spot for trash storage. 

 

 Height of Building - The maximum height requirement of the building is no more than 

thirty four (34) feet.  The height of the building from the finished grade to the highest 

point would be 29 feet. 

 

 Landscaping - A landscaping plan has not been provided.  It is expected that a plan will 

be provided at the meeting for the Planning Commission to review. 

 

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

reviewed by the Planning Commission. 

 

 

RECOMMENDATION 

 

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

provided the following items are addressed:    

 

 The parking requirement is met or the deed restriction proposal for the basement 

level be approved. 

 Trash storage be designated. 

 A landscaping plan be provided. 

 The preliminary architectural design drawings be recommended by the Planning 

Commission and approved by the City Council. 
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ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Alpine Olde Towne Centre Lot “E” Building Site Plan 

 

FOR CONSIDERATION ON: 21 July 2015 

 

PETITIONER: Ezra Lee 

 

ACTION REQUESTED BY PETITIONER: Approve the Site Plan 

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.7 (B/C Zone) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The proposed office building is proposed to be located on lot E within the approved 

Planned Commercial Development known as Alpine Olde Towne Centre.  The 

designated building footprint is 5,162 square feet and is located in the Business 

Commercial zone.  Office buildings are a permitted use in the BC zone.  The proposed 

building will be 2 stories with 5,101 square feet on the main floor and 3,025 square feet 

on the second floor.  There is a basement planned for the building that would be a total of 

5,101 square feet. 

 

The parking Lot, sidewalk and lighting for the lot have already been approved as part of 

the development.  The lighting exists: the parking and sidewalk will need to be built.  All 

utilities (sewer, water, pressurized irrigation, storm drain) exist and are stubbed to the 

property.  The water policy has been met for this development. 

 

 

 
STAFF RECOMMENDATION: 

 

The Planning and Zoning Department recommends approval of the proposed site 

plan provided the following items are addressed:    

 

 The parking requirement is met or the deed restriction proposal for the 

basement level be approved. 

 Trash storage be designated. 

 A landscaping plan be provided. 

 The preliminary architectural design drawings be recommended by the 

Planning Commission and approved by the City Council. 

 

The Engineering Department recommends that approval of the proposed site 

plan be recommended provided the following items are addressed: 

 

 A bond be provided for the parking improvements associated with Lot E. 





 

 

 

 

 

 

 

 

Date:  July 17, 2015 

 

By:  Jason Bond 

City Planner 

 

Subject: Planning and Zoning Review 

Alpine Olde Towne Centre Lot “E” Building Site Plan (Ezra Lee) 

395 South Main Street 

 

Background 

 

The proposed office building is proposed to be located on lot E within the approved Planned 

Commercial Development known as Alpine Olde Towne Centre.  The designated building 

footprint is 5,162 square feet and is located in the Business Commercial zone.  Office buildings 

are a permitted use in the BC zone.  The proposed building will be 2 stories with 5,101 square 

feet on the main floor and 3,025 square feet on the second floor.  There is a basement planned for 

the building that would be a total of 5,101 square feet. 

 

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

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

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

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

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

 

Location  

(Section 3.7.5) 

 

The setbacks have already been approved and recorded for the Planned Commercial 

Development.  The plat shows a 10’ setback from the property to the east.  It is understood that 

the entire building will be within the lot. 

 

Street System/Parking  

(Sections 3.7.8.3 and 3.24.3)  

 

The recorded plat designates 33 parking stalls for Lot D.  The off-street parking requirements for 

an office are as follows: 

Office - Four (4) spaces per 1,000 sf 

 



 

With the total square footage of the building (13,227 square feet), 53 parking stalls are required. 

The applicant proposes to use the basement square footage (5,101 square feet) as storage and 

requests that the basement square footage not be included in the calculation and a deed restriction 

be put on the building that would make the basement uninhabitable.  If the basement square 

footage were not counted towards the requirement for parking stalls, the building would need 33 

stalls and would comply with the parking requirement. 

 

Special Provisions 

(Section 3.7.8) 

 

 Trash Storage - The applicant has not designated a spot for trash storage. 

 

 Height of Building - The maximum height requirement of the building is no more than 

thirty four (34) feet.  The height of the building from the finished grade to the highest 

point would be 31 feet. 

 

 Landscaping - A landscaping plan has not been provided.  It is expected that a plan will 

be provided at the meeting for the Planning Commission to review. 

 

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

reviewed by the Planning Commission. 

 

 

RECOMMENDATION 

 

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

provided the following items are addressed:    

 

 The parking requirement is met or the deed restriction proposal for the basement 

level be approved. 

 Trash storage be designated. 

 A landscaping plan be provided. 

 The preliminary architectural design drawings be recommended by the Planning 

Commission and approved by the City Council. 
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Ezra Lee Design + Build Office
Alpine Olde Towne Centre, Lot E

395 South Main, Alpine, Utah 84004

Sheet List
Number Sheet Name

A000 Cover Sheet

A001 General Notes

A002 Overall Site Plan

A003 Site Plan

A004 Exterior Materials

A098 Footing and Foundation Dimension Plan

A099 3D Foundation Plan

A100 Basement Plan

A101 First Floor Plan

A102 Second Floor Plan

A103 Roof Plan

A110 Basement Reflected Ceiling Plan

A111 First Floor Reflected Ceiling Plan

A112 Second Floor Reflected Ceiling Plan

A200 Elevations

A201 Elevations

A300 Building Sections

A301 Building Sections

A400 Interior Elevations

A401 Interior Elevations

A500 Wall Sections

A501 Details

A600 Basement Finishes

A601 First Floor Finishes

A602 Second Floor Finishes

A900 Perspectives

E100 Basement Electrical

E101 First Floor Electrical

E102 Second Floor Electrical

S001 Structural General Notes

S101 Footing and Foundation Plan

S102 Basement Framing Plan

S103 Basement Shear Wall Plan

S104 First Floor Framing Plan

S105 First Floor Shear Wall Plan

S106 Second Floor Framing Plan

S107 Second Floor Shear Wall Plan

S201 Roof Framing

S301 Structural Details

S302 Structural Details

S303 Structural Details

S304 Structural Details

Code Compliance

2012 IRC
2012 IECC
2011 NEC

Area Schedule
Name Area

Upper Floor 2696 SF

Main Floor 5101 SF

Finished 7798 SF

Revisions

Owner Information

Ezra Lee Design + Build
Ezra Lee

4601 N. Toscana Hills Dr.
Lehi, UT 84043
801.448.6876

NOTE:
Parking Stalls: 33
Max. Main Floor Sq. Ft. Allowed: 5,162 sq. ft.
Sq. Ft. Allowed By Parking Stalls: 8,250 sq. ft. Max
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ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT:  PRD Amendment (Retaining Wall Approval Process) 

 

FOR CONSIDERATION ON: 21 July 2015 

 

PETITIONER: Staff 

 

ACTION REQUESTED BY PETITIONER: Make a Recommendation to the 

City Council  

 

APPLICABLE STATUTE OR ORDINANCE:  Section  3.9.7 (PRD Design Criteria) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 
The Retaining Wall Ordinance (Article 3.32) was recently adopted by the City Council.  Section 

3.9.7 of the PRD ordinance talks above an approval process for the use of retaining walls.  This 

proposed amendment will simply clean up some language and refer people to the new retaining 

wall ordinance. 
 

 

 

 
STAFF RECOMMENDATION: 

 

That the Planning Commission discuss the proposed amendment and make a 

recommendation to the City Council. 

 

 



3.9.7     DESIGN CRITERIA 
 
             1. The design of the project shall incorporate the open space and all other criteria 
 applicable to PRD projects. 
 
             2. All existing public streets and all streets proposed to be dedicated to the public shall be 
 improved in accordance with City standards for public streets.   
 
             3. To the maximum extent possible, the design of the road system shall provide for              
 continuous circulation throughout the project. Cul-de-sacs (dead end roads) shall be       
 allowed only where unusual conditions exist which make other designs undesirable. Cul- 
 de-sac streets shall be not longer than 450 feet and shall be terminated by a turn-around  
 or loop road of not less than 120 feet in diameter.  

 
             4.  No street shall be constructed in a location or in a manner which results in the creation of             

a cut or fill slope face exceeding the cut and fill standards of the City or the critical angle of 
repose for the soils in the disturbed area or a disturbed cross-section area exceeding the cut 
and fill slope standards for streets in the City. Use of retaining walls shall conform to the 
provisions of Section 3.32 of the Alpine City Development Code. is prohibited unless approval 
is recommended by the City Engineer and the Planning Commission, and approved by the City 
Council. Any driveway providing access to a buildable area shall conform to the provisions of 
Section 3.1.11.5 of the Alpine City Development Code. (Ord. 96-13, 10/9/96; Amended by Ord. 
No. 2007-04, 4/10/07) 

 
5.  All disturbed cut and fill slopes created in the course of constructing streets, utility systems or 

other improvements shall be stabilized and revegetated. The materials submitted in support of 
a request for approval of any PRD project shall include a detailed slope stabilization and 
revegetation plan showing the intended measures to be employed in stabilizing and 
revegetating the cut and fill slope areas to be created as part of the project. The performance 
guarantee amounts shall include the estimated cost of stabilization and revegetation. (Ord. 96-
13. 10/9/96) 

 
6.  Each lot within the Project Area shall abut upon and have direct access to an adjacent                   
 public street. The width of each lot shall be not less than 90 feet (as measured along a                 
 straight line connecting each side lot line at a point 30 feet back from the front lot line),                  
 and the length of the front lot line abutting the City street shall be not less than 60 feet                   
 (Amended Ord. 95-18, 7/11/95). 
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BACKGROUND INFORMATION:  

 
The Planning Commission has discussed the creation of some Gateway Historic Design Standards 

for several months.  This draft has been created for the consideration to be adopted.  This is a 

more concise version of the draft design standards that were created in 2002.  This document will 

provide much needed direction to both the Developer and the Planning Commission in designing 

buildings located within the Gateway Historic District. 
 

 

 

 
STAFF RECOMMENDATION: 

 

That the Planning Commission discuss the draft standards and make a 

recommendation to the City Council when ready. 
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Gateway Historic District Design Standards 

Purpose and Intent 

Gateway Historic District will become a vibrant village of mixed uses, promoting a 

pedestrian friendly atmosphere and providing excellence in landscaping and 

architecture, in a setting which honors and preserves the past while promoting the 

future. 

1. In the interest of preserving the character of the Gateway-Historic District, it is 

 necessary to regulate to a certain extent the new construction that is built there.  

 New structures should only affect the district in a positive manner, and not in 

 detrimental ways.  

2. While respecting the heritage of Alpine associated with the historical structures in 

 the district, it should be recognized that the area is dynamic and progressing 

 forward in time. 

3. These guidelines are not meant in any way to preclude innovative design. They 

 utilize approaches that have been shown to encourage the sustainability of 

 historic districts and neighborhoods. 

The guidelines for the following elements are intended to encourage compatible new 

construction. 

 Guidelines 

     1.   New developments should: 

a. Mimic details of older buildings 
b. Use similar materials 
c. Make mundane uses look good 
d. Include design features on blank walls 

 

     2. All new development projects should achieve a determination of design 

 appropriateness from the Planning Commission. 

     3.   New construction should respect and build upon the historical legacy of 

 downtown Alpine and borrow historic features from the area. It should be 
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 designed for its specific context. Elements that should influence the design of 

 new development include building form, massing, scale, materials and colors.  

Gateway Historic District Design Criteria 

     1. Relation to the Surrounding Area  (Massing, Scale, Orientation) 

     2. Height 

     3. Setbacks 

     4. Exterior Walls and Surfaces 

     5. Windows and Doors 

     6. Exterior Trim and Decorative Detailing 

     7. Roofing 

     8. Materials (Texture, Color, Finishes) 

     9. Streetscaping 
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1 

Relation to the Surrounding Area 
(Massing, Scale, Orientation) 

New construction that utilizes appropriate massing and scale can affect historic districts 

in a positive manner.  New structures should take their own place in time by using: 

Design Standards 

• New structures should relate to the fundamental characteristics of the district, but 

use their own style and method of construction.  

• Orientation of new construction should be to the street to establish a pedestrian-

 friendly quality.  

• One major entrance shall orient to each street to which the building abuts to for 

easy access by pedestrians from the street and sidewalk. 

• Corner entrances may be used for buildings orienting to two streets at an 

 intersection. 

• New construction should not be dramatically greater in scale than surrounding 

structures in the district.  

• The perceived width of new construction should be visually compatible with 

adjacent structures. Wider buildings should be divided into modules to convey a 

sense of traditional construction. 

• The building form of new construction should be similar to surrounding structures 

but should not necessarily a direct imitation. 
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2 

Height 

In general, new construction should respect the overall height limits established in the 

city code for the underlying zone.  

Design Standards 

• The height of buildings should be compatible with adjacent historic structures.  

• Creative historic design elements fitting for the area can be considered. 

 

 

 

 

 

 

 

 

 

 

 



5 

3 

Setbacks 

The location of new construction on a lot contributes greatly to the perception of 

accessibility by the pedestrian. Buildings that are located too far from the street 

generally do not have a positive effect on the streetscape.  

Design Standards 

• A minimum front setback of 10 feet is recommended. 

• Setbacks shall not be more than 30 feet from the street for the primary façade. 

Exceptions may be considered for buildings proposing a public park area in front 

of the primary façade of the building. 

• Setbacks from the street shall not include off-street parking.  Exceptions may be 

considered for access by the physically disabled. 

• Setbacks from the street shall include usable public space – incorporating 

landscaping, plazas, seating, or public art.  

• Side setbacks for structures abutting commercial uses shall not be required. 

• Side setbacks for structures abutting residential uses shall be 10 - 15 feet.  

• Rear setbacks for structures abutting commercial uses shall be at least 30 feet 

and parking is encouraged in rear setback.   

• Sight buffering for rear parking is required for commercial uses abutting 

residential lots.  (Show visual detail insert diagram) 
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Exterior Walls and Surfaces 

The type of materials used for new construction can greatly enhance the relationship to 

surrounding historical structures while maintaining individual identity. 

Design Standards 

• The use of stone, brick, wood, or cement stucco is encouraged for use as the 

primary exterior material. 

• Synthetic materials and CMU (concrete masonry unit) are prohibited. 

• Innovative use of other materials should be considered. 

           

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://notlproperties.com/listings-niagara-real-estate-notl/10-queen-street-2/&ei=3WScVYmyGsLisAWknKL4CQ&bvm=bv.96952980,d.b2w&psig=AFQjCNE3j_Z6kAp8AhmwVPE3C4797xQ1Xg&ust=1436399145628081
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5 

Windows and Doors 

Windows and doors of new construction should relate to the general character of the 

area. 

Design Standards 

• Windows with a vertical emphasis shall be encouraged over a horizontal 

 orientation. 

• Scale, proportion, and character of windows and doors shall be carefully 

considered and shall relate to the intended general character of the area. 

• The simple shape of windows is encouraged. 

• If new construction is built to the sidewalk, the use of awnings or canopies should 

be considered for providing protection to the pedestrian.  

• The ground floor of the primary façade shall contain at least 60 % windows or 

transparency at the pedestrian level for general retail structures, 40% for all other 

uses.   

 

             

 

  

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://www.dvrpc.org/historicpreservation/SuccessStories/HistoricDistricts.htm&ei=5GacVZynKMSfsAXYyaPQDQ&bvm=bv.96952980,d.b2w&psig=AFQjCNEn_XOOrFE1J9_dpyOROpeYfT8JVw&ust=1436399653046460
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6 

Exterior Trim and Decorative Detailing 

New construction can be enhanced by the wise use of exterior trim and decorative 

detailing. Using these details to break up uninspiring solid surfaces can help avoid the 

box-like appearance often seen in new construction.  

Design Standards 

• Trim and detailing shall be simple in material and design. 

• Materials that are compatible to the primary exterior material shall be used. 

• Excessive ornamentation is not recommended.  

• The following factors should be considered in determining whether or not a 

particular finishing material is acceptable: 

1. Durability and low maintenance characteristics. 

2. Consistency with the overall design goals. 

3. Location on the building. 

4. Potential shielding by landscaping or some other feature. 

5. The visibility of the site from public streets and neighboring uses. 

6. Materials that have a false historic appearance should not be used. 

7. A mansard roof with wood shingles, rough textured wood siding, 

fake bricks, stone aggregate, aluminum, and plastic siding are not 

acceptable. 

 

 

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://nicolsonconstruction.com/wp-content/uploads/photo-gallery/EIFS Synthetic Systems/&ei=xfWaVfWLJIbksAWWppvYAQ&bvm=bv.96952980,d.b2w&psig=AFQjCNG3bVqQYCe2EjPDp34hWYVrRmJLbw&ust=1436305183125712
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Roofing 

The style and form of the roof on new construction can contribute to the success of 

blending in with surrounding historic structures. 

Design Standards 

• Smaller structures should use a hip, gable, or shed roof. 

• Flat roofs should be considered for use on structures where the context is 

 appropriate.  

• Flat roofs shall provide a cornice or other decorative treatment. 

• The character or design of the front and rear façades of all buildings shall 

demonstrate a variety in depth, relief, rhythm and roof line height with changes 

occurring in all of these areas at least every forty feet.  

  

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://wesclark.com/thisthat/utah_drive.html&ei=WmecVerdDoOosAWHg6jQAg&bvm=bv.96952980,d.b2w&psig=AFQjCNEn_XOOrFE1J9_dpyOROpeYfT8JVw&ust=1436399653046460
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Materials – Texture, Color, Finishes 

Good attention to design and color is expected in the Gateway Historic District to help 

all buildings become more complimentary to each other and assist the creation of a 

unique and cohesive environment. The materials used for the finish of the exterior 

surface of new construction should be compatible with the nature of the surrounding 

area. 

Design Standards 

• The use of color schemes should be compatible with the surrounding area. 

Simplicity is encouraged – excessive amounts of different colors should not be 

used. 

• Avoid pure white as a façade color, and if masonry must be painted, it should be 

done in a natural hue. 

•  The natural colors of brick masonry, stone, or other existing building materials 

should dominate the color scheme of the building.  Other colors should be 

respectful of adjacent buildings.   

• A predominant color should be used with one or two other accent colors.  

• The texture and finish of new construction should attempt to convey a modern 

building while still respecting the historic character of the area. 

• The cornice, window frames, ornamental details, signs and storefronts should all 

blend in as an attractive harmonious unit.  (Refer to sign ordinance.) 
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Streetscaping 

Streetscapes shall be incorporated in sidewalk areas adjacent to Main Street. 

Design Standards 

• At least one streetscape feature shall be installed and maintained every thirty 

(30) linear feet along sidewalks, nearest to the curb.  

 

• Acceptable streetscape features include, but are not limited to, the following: 

trees, planters, benches, drinking fountains, decorative garbage canisters, 

outdoor clocks, bike racks, and water features. 

 

• Businesses are encouraged to coordinate the installation of streetscape 

elements with surrounding properties. 

 

• Installation of plazas and gathering spaces where people may linger is 

encouraged. 

 

• Installation of planters with trees and shrubs to create areas to sit are 

encouraged. 

 

• Providing benches in strategic areas to encourage mingling and gathering is 

encouraged.  
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ALPINE CITY PLANNING COMMISSION MEETING at 1 

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

July 07, 2015 3 

 4 

I.   GENERAL BUSINESS 5 
 6 

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

commission members were present and constituted a quorum.  8 

 9 

Chairman: Steve Cosper 10 

Commission Members: Bryce Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, Steve 11 

Swanson, Judi Pickell  12 

Commission Members Not Present: Judi Pickell 13 

Staff:   Jason Bond, Marla Fox, Jed Muhlestein 14 

Others: Ken Berg, James Smith, April Cooper, Ezra Lee, Taylor Cooper, Will Jones, Marianna Richardson, Roger 15 

Bennett, Lon Lott 16 

 17 

B.   Prayer/Opening Comments:  Jane Griener   18 

C.   Pledge of Allegiance: Ken Berg 19 

 20 

II. PUBLIC COMMENT 21 
Spencer Glasgow and Joshua Wright came to Planning Commission to propose putting in a sno shack in the Jewell 22 

Kade south parking lot.  Spencer Glasgow said they have spoken with the property owner and have his permission to 23 

put in a sno shack and have a letter with signatures stating the fact. 24 

 25 

April Cooper said each owner only owns their building envelope and the parking and open area is run by an 26 

association.  She said this group is defunct because they haven’t been having meetings.  Ms. Cooper said her 27 

husband Gary Cooper, Dana Goff and Bill from the other building in the square are now on the Architectural 28 

Review Committee and on the Association.  Ms. Cooper said she was not aware of this snow shack wanting to do 29 

business in this location and neither was her husband Gary Cooper.  She said the committee will have to have a 30 

meeting on it.  She said it was possible that the other two gentlemen met and made a decision, but they were not 31 

aware of it. 32 

 33 

Joshua Wright said he spoke with Dana Goff and got his approval along with the other gentleman’s approval to put 34 

this building in the south parking lot. He showed on the map where the shack would be placed and the parking area 35 

and grass area that would be used.  He said they have made arrangements with Rocky Mountain Power to come out 36 

and hook them up to power.  He said Dana Goff has given them a key to his building for employees to use the 37 

restroom. 38 

 39 

Steve Cosper said they will need to come back and be prepared to answer how they were going to dispose of the 40 

gray water, and show the aesthetics of the sno shack.  He also said if parking was going to be taken away from the 41 

building, the Planning Commission would have to see how that would work.  He wanted to know how long the 42 

season would be and would the shack be removed at the end of the season.  Bryce Higbee said if this is a temporary 43 

business, then this is a whole different thing. 44 

 45 

Jason Bond said the other sno shacks are under conditional use permits in the Business Commercial Zone.  He said 46 

we’ve given a temporary license typically from Memorial Day to Labor Day.  Jason Thelin said this type of business 47 

isn’t allowed year round.  Steve Cosper said to work with staff and get things signed off with them and then get on 48 

the agenda for the next meeting.  Ezra Lee said if Dana Goff with Jewel Kade gave permission for this, then he will 49 

have to use the parking for his building for it.  He said the Cooper Building will need every parking space for their 50 

own business. 51 

 52 

James Smith said he is the President of the Homeowner’s Association for Paradise Cove and he would like to talk to 53 

the association of the Jewel Kade area.  He said the trees and weeds are all over grown and create a fire hazard.  He 54 

would like a tree removed that is hanging over the fence and onto one of their roofs.  He said the trees block satellite 55 

and cell signals.  Ezra Lee said he was looking to purchase the building pad where some of the trees are located but 56 
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he doesn’t own it currently.  He said he spoke with Dana Goff about the weeds a week ago and Mr. Goff said he 1 

would make arrangements to have the weeds cut down.  He said the trees would be removed when a building is built 2 

because they wouldn’t be compatible with a building.  He said it’s just a matter of time before they are removed. 3 

 4 

 5 

III. ACTION ITEMS 6 
 7 

A.  PUBLIC HEARING – Condominium Ordinance Amendment Request – Larry Hilton 8 
Steve Cosper opened up the Public Hearing on Chapter 6.4 2 and 3.  No comment was made and Steve Cosper 9 

closed the Public Hearing. 10 

 11 

B. Condominium Ordinance Amendment Request: 12 
Larry Hilton has requested that the city amend the Condominium Conversion Ordinance No. 85-07 and strike 13 

Section 6.4 (2) and part of 6.4. (3) which relates to fire wall separation requirements in condominiums.  Mr. Hilton 14 

said it is his understanding that the standards imposed by the ordinance are significantly more stringent than those 15 

required by other municipalities in the area, and are more costly that would be required by the International Building 16 

Code. 17 

 18 
Jason Bond said Larry Hilton was interested in the future to be able to put condominiums in his building.  Not for 19 

living, but to sell off each individual office space.  Jason Bond said that Larry Hilton and his builder were concerned 20 

about the language in the ordinance that states you have to have a two hour fire wall. Larry Hilton spoke with the 21 

building inspector and has a letter form him and would like that language changed in the ordinance. 22 

 23 
Steve Cosper this doesn’t just apply to Larry Hilton’s building.  He said if any condominiums are allowed in the 24 

city, they will go by the International Building Code which requires one hour fire wall as opposed to an exception 25 

which is two hour. 26 

 27 

Jason Bond said it’s tricky to have building codes in our ordinance because our building inspectors don’t read them 28 

and go off the International Building Codes. 29 

 30 
MOTION:  Bryce Higbee moved to recommend that section 6.4.2 and 6.4.3 be amended as proposed which would 31 

eliminate 6.4.2 (2-hour fire separation requirement) and eliminate the fire separation language in 6.4.3. 32 

 33 

Steve Swanson seconded the motion.  The motion passed with 6 Ayes 0 Nays. Bryce Higbee, Jason Thelin, David 34 

Fotheringham, Steve Cosper, Jane Griener and Steve Swanson all voted Aye 35 

 36 

C.  PUBLIC HEARING _ Wadsworth Meadows Concept Plan – Autumn View Properties 37 
Steve Cosper opened up the Public Hearing for the secondary access for Wadsworth Meadows.  There was no public 38 

comment so Mr. Cosper closed the Hearing. 39 

 40 

D.  Wadsworth Meadows Concept Plan and Variance Request 41 
The proposed subdivision came to the City in 2013 as East Bench Estates.  Since that time the property was enlarged 42 

and the name changed.  It is proposed to be a 11 lot subdivision and is located on 14.97 acres in the CR-40,000 zone 43 

with 5.68 acres of open space rather than being leased out.   44 

 45 

Upon review of the geologic hazards maps, the Wadsworth Meadows property falls within the Geologic Hazards 46 

Overlay Zone.  Potential hazards are debris flow, rockfall, and earthslide.  It is also in the fault zone.  Geotech 47 

reports were submitted with the first application in 2013 but since development boundaries have changed, staff 48 

recommends the reports be updated. 49 

 50 
Also, the proposed development lies within the Urban Wildland Interface Overlay Zone.  Section 3.12.7.4.1 of the 51 

Development Code addresses wildfire concerns and requires more than one access road in order to provide 52 

simultaneous evacuation for residents of the subdivision and access for emergency vehicles in the event of fire.  The 53 

applicant is asking for an exception to this requirement.  An exception may be granted by the City Council after 54 

obtaining a recommendation from the Fire Chief and the Planning Commission. 55 

 56 
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Steve Cosper said he was surprised this got on the agenda when there are still twelve things that need to be 1 

hammered out.  He said it seemed premature for a Public Hearing.  Jed Muhlestein said the city wrote a letter to 2 

what was submitted to them and said the secondary access needs to be addressed.  Steve Cosper asked if the 3 

Planning commission needed to go over all the issues and Jed Muhlestein said we should just keep it to the 4 

secondary access for now. 5 

 6 

The Planning Commission looked at the map to see where the road went through Bennett Farms and where the stub 7 

street is.  Jed Muhlestein said it is about 750 feet from the stub street to the intersection of this new subdivision.  8 

Jason Thelin said he remembered this coming in before and the road was not a full width road and the city saying 9 

the road would have to be full width before approval is given.  Jed Muhlestein said that is one of the things written 10 

in the letter is that the city would recommend a full width road. 11 

 12 

Jason Thelin asked about open space and Jed Muhlestein said there is a plan to develop the open space and he would 13 

let Ken Berg speak to that.  Jason Bond said the original plan asked to have a gravel road come out through Lambert 14 

Park as the secondary access.  Jason Thelin said his concern would be the trail that runs through there. 15 

 16 

Ken Berg with Berg Civil Engineering said Parcel A in the PRD Ordinance states that there is developed open space 17 

and undeveloped open space and depending on your math determines the density.  He said when this came in before, 18 

the feeling was that the existing trail that runs along the east side of Bennett Farms has a historic use and we should 19 

spruce it up ant treat it how it should be used. He said their plan is to develop that area and give it enough width to 20 

where it can be the trail plus some plantings to make that area nice.  David Fotheringham asked how wide the trail 21 

would be. Ken Berg said it would not be as wide as it is now and they would make it narrower so it’s not vehicular 22 

in purpose.  He said they would work with the city on that.  He said it is their intention to keep the historic trail and 23 

make that an amenity that everyone is used to using. Ken Berg said Parcel B would be natural open space. 24 

 25 

Steve Cosper said when the Fire Marshall comes out and says the development needs a second access that to him 26 

ends the discussion.  He said he’s not inclined to counter that because it’s a safety issue.  Jason Thelin said this is not 27 

in a high dense wooded area but instead an area with dirt and sage brush.  He said he doesn’t see a fire safety issue.  28 

Steve Cosper asked Jason Thelin if he was willing to counter the Fire Marshall. 29 

 30 

Ken Berg said he is here tonight because the code states that he can ask for an exception if the Fire Chief reviews it 31 

and then he comes to this meeting.  He said the first plan was asking for an extra-long cul-de-sac with a secondary 32 

access through Lambert Park.  This time, we have every intention for this development to meet the code and have 33 

two points of access.  In fact, we’re following the City Street Master Plan that shows that Bald Mountain turns up 34 

and goes into Bennett Farms.  He said that Bennett Farms gave one road stub to this property.  There’s no road stubs 35 

to the north because that’s Lambert Park.  There’s no access to the east because that’s forest service. So the only 36 

access that can come is from the south and if that property were to annexed, that access could happen. 37 

 38 

Steve Cosper said the cul-de-sac could also be cut off to 450 feet which would meet the ordinance and then you 39 

wouldn’t have to have a second access. Ken Berg said because the property is in the sensitive lands area, he has to 40 

have two points of access.  Jane Griener said she is concerned because we don’t know when the secondary access 41 

will come in.  She said we don’t have much control if we approve this temporarily but don’t know if or when the 42 

secondary road will be done. She also asked if the plan could reflect a full width road.  She asked if the owners of 43 

the adjacent property were asked if they would help with the full width road as it would benefit them in the future. 44 

Ken Berg said he wasn’t aware of any conservations that had taken place in that regard.  He said that Bennett Farms 45 

added a stub street at half width so they just carried that on.  He said for most of the property, they could give the 46 

full width road.  Ken Berg said if this request is denied, then the development would have to wait until the Bald 47 

Mountain stub street was completed. 48 

 49 
MOTION: Jason Thelin moved to recommend that the request for an exception to the requirement for a second 50 

access road in the Urban Wildland Interface Overlay be denied for the Wadsworth Meadows PRD. 51 

 52 

Jane Griener seconded the motion.  The motion passed with 6 Ayes 0 Nays. Bryce Higbee, Jason Thelin, David 53 

Fotheringham, Steve Cosper, Jane Griener and Steve Swanson all voted Aye 54 

 55 

 56 
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E.  Olde Towne Centre Lot “D” – Gary and April Cooper 1 
The proposed office building will be located in Olde Towne Centre Lot D which is located in the Historic Gateway 2 

Zone.  The Planning Commission along with the City Council will determine if the design contributes to the zone, 3 

and make recommendations. 4 

 5 

The applicant will show plans for the proposed building and Historic Gateway Guidelines that were drafted in 2007 6 

but never formally adopted. 7 

 8 

Ezra Lee said he met with Erin Darlington who is on the Gateway Historic Committee to get some feedback and 9 

design guidelines.  He said he is here tonight with the Cooper’s to go over some design ideas.  Jason Thelin said he 10 

has a hard time with one person sitting down and saying this is acceptable but this is not.  He said we need to look at 11 

the big picture and he said he thinks it’s a beautiful building.  He said it’s different with some of the metal on the 12 

building, but he said he thinks it adds rather than subtracts. 13 

 14 

Steve Cosper said the only other building like it is the Jr. High School with the metal beams in the front.  Ezra Lee 15 

said they are trying to bring in some brick and stucco to be similar to the buildings on pad A and pad C but would 16 

still be a little different.  He said his future building would also compliment this building.   17 

 18 

Ezra Lee asked if they would be allowed to put a post on the outside of their building pad footprint for a covered 19 

awning or roof extension to cover the entryway.  Ezra Lee and April Cooper talked about a pergola off the back of 20 

the building to be used for outside eating.  April Cooper said they came inside the footprint to make this happen and 21 

the setback is twelve feet.  Jason Thelin said the neighbors may have some concern about the conference room 22 

overlooking into their backyard.  He understands that this is what comes with living right next to a commercial 23 

property. 24 

 25 

Steve Cosper said this is difficult because the design is subjective and everyone likes something different.  He said 26 

his initial concern was the roof lines because it seems really busy Jane Griener said she wasn’t sure where the metal 27 

panels would be placed but she doesn’t want it to look like a warehouse.  She also said the Larry Hilton building that 28 

was just approved doesn’t look anything like this building. 29 

 30 

Ezra Lee said he believes simplicity is beauty in architecture.  He said he has shown the roof line from an angle of 31 

looking down on it and it does seem busy.  He said it won’t look like that when you view it from the front angle.  He 32 

said the back of the building has a real simple roof line.  He said when he presents his building next week, he will 33 

show all the buildings in the square so the Planning Commission can get an idea of what the total area will look like 34 

and how his buildings will look with the other buildings.  He said he realizes that these buildings will face Main 35 

Street and he knows the importance of them looking good and he said they will. 36 

 37 

April Cooper said it was difficult to stay within the footprint.  She said she had ideas of what she wanted to building 38 

to look like and wanted some traditional elements like the brick and the cross sections on the windows.  She said she 39 

didn’t want the same old building with no character as other buildings.  She said Ezra Lee has great ideas and she 40 

likes what he has come up with. 41 

 42 

James Smith asked if the people of Paradise Cove would have any input on a two story building looking down at 43 

them in their backyards. Steve Cosper said they could have input but he didn’t know how much control they would 44 

have.  Mr. Smith wanted to know if there was any height restriction.  Steve Cosper said the building would have to 45 

meet the ordinance.  Jason Bond said there is a height restriction.  Ezra Lee said the property is in the commercial 46 

district and always has been. He said maybe some column trees could be planted as a privacy screen or something 47 

like that.  He said they want to be good neighbors.  Jason Thelin said it’s great that they want to be good neighbors 48 

but they also have the right to build a two story building as long as they follow the ordinance. 49 

 50 

Jason Bond read from the Gateway Historic District ordinance where it states: The Planning Commission shall 51 

determine whether the site plan promotes, preserves and enhances the distinctive historical village character of the 52 

community. It would not be at variance with existing structures within that portion of the district in which the site 53 

plan is or is proposed to be located as to be detrimental to the interests of the district.  In conducting the review, the 54 

Planning Commission shall make examination of and give consideration to the elements of the Gateway Historic 55 

District design guidelines. 56 
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 1 

Jason Bond said the Planning Commission has to decide if this building promotes, preserves or enhances the 2 

distinctive historic character of the community.  Ezra Lee said we should be forward thinking too.  Jane Griener said 3 

it will be helpful to see a rendering of how the whole area will look with all the buildings complete so the Planning 4 

Commission can get an idea of how it will all look. 5 

 6 

Steve Cosper said his personal opinion was that the roofline was too busy, Jason Thelin and David Fotheringham 7 

both said they liked the building.  Bryce Higbee said he doesn’t trust his judgement and that nothing in Alpine is the 8 

same.  Steve Swanson said the side of the building looks like a school and the slope of the roof is not in line 9 

historically with any other building with the exception of Will Jones new building.  He said since this is the same 10 

builder and he is planning on building another building, maybe this is the new historic.  He feels like the public 11 

should have a say in it. 12 

 13 

Ezra Lee said he came to a meeting for guidelines and if the city wants something specific, tell him otherwise he is 14 

going to read and interpret the guidelines his own way. He said when he reads these guidelines, it says that Alpine 15 

does not want to be pigeonholed as old. But that they want to have innovative design and progressing forward in 16 

time but still respecting a historical nature. He said if the committee wants something specific, then they need to 17 

give clear guidelines to be followed.  18 

 19 

Steve Swanson said this Planning Commission has taken some heat for the mish mash that is downtown. Bryce 20 

Higbee said this mish mash has existed forever.  He said we can’t point to anything to say this is what Alpine is.  21 

Jason Thelin said we let the mechanic shop go in which was pretty cheap construction with an awning and a door on 22 

the front.  He said this building is expensive and high quality and they could come in here with a square building and 23 

a roof with this type of pitch and probably meet the ordinance.  Jane Griener wanted to know if this building would 24 

distract from the other buildings. She would like the building to blend and look good with the other buildings. 25 

 26 

Ezra Lee said the building on pad B that was just approved is very forgettable and doesn’t speak to him in any way 27 

as a designer. He said he will drive by it and not give it a second look. He said his building is encouraging thinking 28 

and innovation and with the proper materials it can tie into the other buildings.  Jane Griener said in defense of pad 29 

B; they were making an effort to tie into the surrounding buildings so it didn’t look like two separate developments. 30 

 31 

Steve Cosper said he would like to get some preliminary views from the City Council because it’s in the Historic 32 

Gateway. Lon Lott said he values the opinions of the Planning Commission and it helps him make his decision when 33 

it comes to the City Council.  He said we need to decide where the Historic Gateway begins because the entrance to 34 

our city at 800 south does not look good or very historic.  He said the park strips are a mess with weeds that don’t 35 

get mowed down because it is a State run road.  He said some areas don’t get noticed but he thinks this is a beautiful 36 

building and it has ties to the other buildings with the brick, windows and other elements. 37 

 38 

F.  River Meadows Senior Living Phase 4 – Revised Site Plan 39 
The River Meadows Senior Living phase 4 lies within the Senior Housing Overlay zone.  The developer is 40 

requesting approval of a modification of building pad locations.  The proposed revision meets setback requirements 41 

for the zone and will match the existing units. 42 

 43 
Jason Bond said the plan is to shift the building and tweak it a little bit. Ken Berg said as these buildings have been 44 

built, they better understand the needs of the residents and have made small changes to accommodate them.  The 45 

exterior is essentially the same with small changes to the interior layout.  46 

 47 

MOTION: Jason Thelin moved to recommend approval of the modified site plan for the River Meadows Senior 48 

Living phase 4. 49 

 50 

Steve Swanson seconded the motion.  The motion passed with 6 Ayes 0 Nays. Bryce Higbee, Jason Thelin, David 51 

Fotheringham, Steve Cosper, Jane Griener and Steve Swanson all voted Aye 52 

 53 

 54 

G.  River Meadows PRD – Plat Amendment 55 
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The River meadows PRD is an approved subdivision with 24 senior housing units.  During foundation staking of the 1 

final four units, it was noted that two of the units fell within the flood plain.  The developer has adjusted lot lines out 2 

of the flood plain and is seeking approval for a plat amendment which will affect the common area. 3 

 4 

Jed Muhlestein said the lots had to be shifted to get lots out of the flood zone and amend the plat.  Bryce Higbee 5 

asked if they will encroach on the public utility.  Jed Muhlestein said some of the utilities had to be rearranged and 6 

they had enough room to do that and maintain the same capacity.  He said the storm drain infrastructure remained 7 

intact and they didn’t have to do anything with that. 8 

 9 

MOTION: Bryce Higbee moved to recommend approval of the amended plat for the River Meadows PRD. 10 

 11 

David Fotheringham seconded the motion.  The motion passed with 6 Ayes 0 Nays. Bryce Higbee, Jason Thelin, 12 

David Fotheringham, Steve Cosper, Jane Griener and Steve Swanson all voted Aye 13 

 14 
 15 

COMMUNICATION: 16 
The Planning Commission mentioned that the fireworks at Creekside Park were a war zone.  Steve Swanson said 17 

some kid is going to get his eye put out.  Jane Griener said she got responses about how big of a mess the park was 18 

afterwards and one family stayed after for two hours cleaning up. Bryce Higbee said it was worth it because it made 19 

the citizens happy.  He also said there was a lot of adult supervision as well as the Fire and Police presence. He said 20 

this way, it’s more controlled in one area than spread out all over the city. 21 

 22 

Jason Bond said a committee has been working on the Historic Gateway Design Standards.  He said he included a 23 

short draft in the Planning Commission packets and would like each member to look them over before it’s an agenda 24 

item.  He said it is his hope that each member will make comments and write ideas down so that discussions on it in 25 

the future will be made easier. 26 

 27 

The Planning Commission thought this was a good idea so everyone would know the direction we want to go in.  28 

Jane Griener liked the idea because she said we may be heavy handed with one building and not the next one; if we 29 

have design standards, it makes it fairer for everyone. 30 

 31 
VI.   APPROVAL OF PLANNING COMMISSION MINUTES OF:  June 02, 2015 32 

 33 

MOTION: David Fotheringham moved to approve the Planning Commission Minutes for June 02, 2015 subject to 34 

changes. 35 

 36 

Jane Griener seconded the motion.  The motion passed unanimously with 6 Ayes and 0 Nays. Bryce Higbee, Jason 37 

Thelin, David Fotheringham, Steve Cosper, Steve Swanson and Jane Griener all voted Aye. 38 

  39 

Steve Cosper stated that the Planning Commission had covered all of the items on the agenda and adjourned the 40 

meeting at 8:56 pm.  41 
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