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PC Sept 17, 2013 

ALPINE CITY PLANNING COMMISSION MEETING at 

Alpine City Hall, 20 North Main, Alpine, Utah 

Sept 17, 2013 

 

I.  GENERAL BUSINESS 

 

A.  Welcome and Roll Call:  The meeting was called to order at 7:00pm by Chairman Jannicke Brewer.  The 

following commission members were present and constituted a quorum.  

 

Chairman:   Jannicke Brewer 

Commission Members: Bryce Higbee, Steve Cosper, Jason Thelin, Jannicke Brewer, Chuck Castleton, Steve 

Swanson, and Todd Barney 

Commission Members Not Present:  

Staff:   Marla Fox, Jason Bond, Shane Sorensen 

 

Others: Heidi Farrell, Roger Whitby, Ramon Beck, Kylee Terry Clark, James Clark, Loretta Stevens, Quayle 

Dutson, Ron Harris, Scott Sanders, Barb Sanders, Steve Snyder, Cathy Allred, Dave Healey, Boydean Frazier, Terry 

Brown, Dale Jenks, James Lawrence, Tom Jenks, Miss Castleton. 

 

 

B.   Prayer/Opening Comments: Todd Barney 

 

 

II.   PUBLIC COMMENT 

No Comment 

 

III. AGENDA ITEMS 

            

A.   PUBLIC HEARING – Fort Creek Riverbottom Concept Plan 

The proposed Fort Creek Riverbottom Subdivision is located North of Whitby Woodlands Drive and West of Main 

Street.  The proposed subdivision consists of 21 lots ranging from 10,000 s.f. to 39,000 s.f. on a site that is 12.83 

acres.  A portion of the subdivision is located in the TR-10,000 zone (3.56 acres) and the other portion is located in 

the CR-20,000 zone (9.27).  The development is proposed to include 3.80 acres of private open space. 

 

The City Council determined that the portion of the subdivision in the CR-20,000 zone will be developed as a PRD 

because of the creek that runs through it and because of the steep slope. Jason bond said we are still waiting for a 

report from FEMA about the flood plain areas before concept is approved.  

 

Loretta Stevens asked about the storm water and wanted to know if it will drain into Fort Creek.  Shane Sorensen 

said it will go into Fort Creek, probably at the low end of the subdivision.  He said the other option is sump pumps, 

but they have a short life and aren’t a good option.  Mrs. Stevens asked how the water will be kept clean.  She said 

some people dump their car oil in the storm drain.  Shane Sorensen said we have a storm drain program and we do 

things to keep the water clean, but dumping is illegal and it needs to be reported. 

 

Shane Sorensen said the main issue with this subdivision is with the slope. Lots with more than 25% slope have to 

be in the open space and some of the deeper slope is already shown in the open space.  FEMA is in the process of 

updating the flood maps and that is why we are waiting on the concept plan.  All of the flood plain has to be in the 

open space by the PRD ordinance. Jannicke Brewer said we need the map amendment and then this subdivision will 

be back on the agenda. 

 

Bryce Higbee asked if the Dutson’s wanted to have private open space or did the City ask for that?  Jannicke Brewer 

said that will be up to the City Council. The developer can ask for it but it will be up to the City Council to make the 

final decision. 

  

FLOOD REPORT – Shane Sorensen 
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Shane Sorensen said the facilities we have built have worked great and have kept the mud and debris up high. 

However, they have been designed to hold water and not debris.  He said there is a property in the County that has a 

24 inch pipe that is suppose to empty all of the water from Box Elder Canyon to Dry Creek.  This is not big enough 

to handle all of the water.  We need to look at getting a bigger pipeline installed so we don’t have to send the water 

down the ditch system. There were a few homes and properties that flooded because the ditch overflowed in some 

places. This was even after we did a lot of work to clear the ditches.   We are looking at trying to get an easement 

from the basin to Dry Creek and it will probably involve property in Lambert Park.   

 

Shane Sorensen showed on the map where flooding and mud came out of Wadsworth Canyon. Because the pipe was 

not big enough to handle all of the water, it spilled all the way down to 200 and 300 North down to Creekside Park. 

We need to be able to get the water from both of these canyons to the creek up higher to alleviate potential flooding 

of hundreds of homes. Mr. Sorensen showed on the map where work would need to be done to get the water to the 

creek.  

 

Chuck Castleton asked how big the pipe would need to be.  Shane Sorensen said a 36 inch pipe. The water was so 

powerful in AppleCreek it blew the 200 pound man hole cover off. We need a bigger pipe and berms built.  Work is 

currently being done to clean mud out of existing pipes.  The pipes are being dug up, cleaned out and put it back in 

place.  Shane Sorensen said the city has received grants to make improvements and we have 60 days to design and 

construct the whole thing. 

 

B.   PUBLIC HEARING – Auto Repair Shops in Alpine City 

The ordinances as now written prohibit the existence of auto repair shops in city limits.  The City Council has asked 

the Planning Commission to review the ordinance.  The question that the City Council has is whether or not they 

should continue to prohibit auto repair shops in the city or find a way through an amendment to the zoning 

ordinance to implement this use in the business Commercial Zone. 

 

Jannicke Brewer said there are three issues.  Number 1: Auto Repair Shops are not a permitted use in any zone in 

Alpine.  Number 2:  Home Occupations list certain criteria such as noise, hazardous materials, etc.  The Ordinance 

states that the occupation has to be incidental to the home.  Number 3: Businesses that operate without a permit. 

 

Terry Brown said he has lived in Alpine for 2 decades.  He said he appreciates the auto repair services here in town.  

He said they give good service and have good prices.  He asked when this ordinance on auto repair was passed.  

Jannicke Brewer said it has always been in the ordinance, but not enforced.  He asked why this is being brought up 

now.  Jason Bond said because neighbors have complained about these shops for quite awhile now.  Mr. Brown said 

he feels like these auto repair businesses have been upfront about their business. What is the complaint?  Noise or 

unsightly property?  It would be very difficult for these people to move their businesses and this is their livelihood. 

 

Barb Sanders said she is a neighbor to James Lawrence.  She said she has never had a problem with Mr. Lawrence’s 

business.  His business has never influenced our life in any way and he has asked us if we have any problem with his 

business. 

 

Steve Snyder said he is favor of keeping these auto shops here in this neighborhood.  He said Mr. Lawrence does 

quality work and is trustworthy.  It is close to home and easy to get work done.  He said Mr. Lawrence will work 

with neighbors in emergency situations.  He said it would be hypocritical of the city to shut him down when the city 

uses him to repair their vehicles. 

 

Jannicke Brewer asked Mr. Snyder if he is in favor of just Mr. Lawrence’s shop or all shops in the city.  He said he 

would trust the city to make those decisions. 

 

Dave Healey said Mr. Lawrence is a fantastic mechanic and a fantastic neighbor.  He is clean and does great work.  

He is honest and has a great family and we want his business to be able to stay. 

 

Boydean Frazier said he appreciates new businesses coming into Alpine.  He doesn’t like having to travel clear to 

Provo to get his car fixed.  He votes to expand the zone to include these repair shops because it makes life better. 
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Heidi Farrell said she likes having these services close by and in the residential zone. She said they are unobtrusive 

and are not as visible with big commercial signs and they give the city a quainter feel. 

 

Ron Harris said he is in favor of having these businesses outside the Commercial zone.  Shop rates outside the city 

are expensive because they are in commercial areas where they need commercial buildings with overhead.  

 

James Clark said his wife owns the property where Tom Jenks runs an auto repair business.  He said they feel like 

only one person doesn’t want this allowed because he wants to buy the property. 

 

Dale Jenks said he has lived in Alpine for 43 years.  He said he runs the shop where Kyle Terry lived. Mr. Terry 

asked Tom Brown to come work in his shop in 1988 at great risk and expense to Mr. Brown, and no one has shut 

him down.  He said he is concerned about new rules and laws that eliminate our freedoms.  He said he likes the 

ability of residents to have and run a business from their residence.  It would cost too much to move to a commercial 

area.  We need jobs and we need more of these kinds of businesses. 

 

Ramon Beck said we need to correct the issue and get on with life.  Both of these men would have to go work for 

someone else in another town for less wage.  What can we do to fix this so these men can stay? 

 

Scott Sanders said he has never had a problem with noise from Mr. Lawrence’s shop.  I see no issues. 

 

Tom Jenks said the complaint about his shop is too many cars.  Mr. Jenks offered to put up a fence but he said it is 

hard to control the property because he doesn’t live there.  He said Kyle Terry had his shop in Alpine for 30 years 

and the City tried to shut him down unsuccessfully.  So he wants to know why this is being brought up again.  He 

said he tries the best he can to keep the property clean, but some of it is out of his control.  He said he does not have 

the money to move his shop to a commercial area. 

 

Steve Cosper asked how many cars are on the property.  Mr. Jenks said there are 22 cars on the property.  Mr. 

Cosper said the reason Mr. Lawrence gets so many compliments is because he doesn’t keep cars on his property.  

Mr. Jenks said he has enough room to have 22 cars on the property and he could fence them in so neighbors don’t 

see them.  

 

Jason Thelin said a person’s biggest investment is their home and they don’t want this type of operation next to 

them.  It brings property values down and hurts their quality of life.  He said the people here tonight are in favor of 

these shops, but others are not.  He said there are probably neighbors in your neighborhood who are against this, but 

don’t want to tell you to your face because they don’t want to have bad feelings with you. 

 

Mr. Jenks said there are three mechanics working out of his shop.  Steve Swanson said we have specific guidelines 

for Home Occupations.  Such as, the business has to be conducted inside the home or an attached garage.  The 

business will be conducted by the home owner or members of the family. It cannot involve the use of accessory 

buildings.  It can’t have any commercial vehicles stored at the premises.  It can’t exceed more than 500 square feet.   

 

What we have here is a commercial operation working in a residential zone and we are trying to fit a square peg in a 

round hole.  If we let everyone do what Mr. Jenks is doing, we have mayhem in the city.  It does not meet many of 

the ordinances pertaining to a home occupation. Mr. Swenson said as a member of the Planning Commission, he has 

to go by what the ordinance says.  Mr. Jenks said his problem is that it has been allowed for 30 years and now you 

are trying to shut us down. 

 

James Lawrence said he would like repair shops to be allowed in the commercial zone and the residential zone.  He 

wanted to know what had to be done to grandfather these businesses and make them legal.  Steve Cosper said these 

businesses are so far out of the ordinances for a home occupation; it’s not even close. James Lawrence said other 

cities let you have square footage for your business calculated by how large the property is.  They also require cars 

on the property to be registered within 6 months.  This makes it impossible for junk cars to be stored on the 

property. 

 

Steve Swanson said he doesn’t know how these shops fit into the Home Occupation Ordinance. He asked if there 

needs to be a new ordinance written that these types of businesses would fall under. Bryce Higbee said it has to be 
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on a case by case basis and we have the ability to attach conditions for a specific home occupation.  You have to 

scale back the business to be incidental and secondary to the home.  It can work in the residential zone but he said he 

doesn’t like it for the commercial zone because it is too hard to regulate. 

Steve Swanson asked Mr. Lawrence if he has to be licensed to handle hazardous materials.  Mr. Lawrence said he 

had to take a class on this and be certified for R12 refrigerant to be able to purchase and install it. He said there are 

no other requirements but you can only store 80 to 100 gallons of oil on the property. The Fire Chief has to come in 

and do yearly inspections.   

 

The Planning Commission discussed whether or not the ordinance should be based off how large the property is.  

Number four in the ordinance states that the business has to be conducted in the home or attached garage, so it 

wouldn’t matter if the property was large enough to handle a lot of parked cars, they are not allowed because the 

business can’t be in the yard.  Mr. Lawrence said he parks cars to the side of his house and in the back of his house.  

The Planning Commission told him he was out of compliance. 

 

The Planning Commission discussed whether they should re-write the ordinance or come up with a new ordinance 

that would include a new business zone for business like auto repair shops.  Chuck Castleton said he was not in 

favor of re-writing the ordinance.  He said he thought it would make it more complicated and we should leave it as it 

is. 

 

MOTION: Todd Barney moved to keep the Home Occupation permit process as currently written. 

    

Chuck Castleton seconded the motion. The motion was not unanimous with 5 Ayes and 2 Nays. Bryce Higbee, 

Steve Cosper, Jannicke Brewer, Chuck Castleton and Todd Barney all voted Aye.  Jason Thelin and Steve Swanson 

both voted no. 

 

MOTION:  Jason Thelin moved to allow auto repair shops within Business Commercial Zone. 

 

The motion failed for lack of a second. 

 

C.   General Plan Discussion 

The General Plan expresses a shared vision for the growth and development of a city and sets forth the community’s 

development goals and objectives.  Preparing a General Plan provides an opportunity for a city to evaluate what it is 

today and what it wants to be in the future, what is working well and what needs to change.  The General Plan in not 

intended to be an idle document, it is to be used as a guide in the decision making process and should remain 

flexible to allow for decisions to be make in the best interest of the city.  

 

A General Plan looks at least 20 years into the future, but usually has a life of about five years and will require 

updating or amending as a community changes. After a General Plan is adopted, a city should develop guidelines to 

help implement the General Plan. 

 

Steve Cosper asked why we are so worried about trying to bring businesses into Alpine. He said a grocery store is 

never going to make it here because they can’t compete with the big box stores. Jannicke Brewer said we are 

bringing this up to see if views have changed since the last General Plan. 

 

D.   2013 Annual Meeting Schedule Amendment 

Jason Bond said we have amended the meeting schedule because we need more time to get through the General 

Plan.   

 

MOTION:  Steve Cosper moved to adopt the new Planning Commission meeting schedule for the rest of the year. 

 

Steve Swanson seconded the motion.  The motion passed and was unanimous with 7 Ayes and 0 Nays. 

 

IV.  COMMUNICATIONS 

Jannicke Brewer said we would like to have Planning Commission training.  Would you be willing to come on a 

separate night for this training?  Steve Cosper said we should dedicate one of the Planning Commission nights for 

this meeting. 
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VI.   APPROVAL OF PLANNING COMMISSION MINUTES OF:  Sept 03, 2013  

 

MOTION:   Jason Thelin moved to approve the Planning Commission Meeting Minutes with revisions for Sept 03, 

2013. 

 

Steve Swanson seconded the motion.  The motion passed unanimously with 7 Ayes and 0 Nays. Bryce Higbee, 

Steve Cosper, Jason Thelin, Jannicke Brewer, Chuck Castleton, Steve Swanson and Todd Barney all voted Aye. 

 

 Jason Bond asked if we could start the October 1, 2013 meeting at 6:00pm so the City Council will have time to 

come in after and have a meeting.  The Planning Commission stated that would be okay. 

 

Jannicke Brewer stated that the Planning Commission had covered all of the items on the agenda and adjourned the 

meeting at 9:18pm.   


