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TREMONTON CITY CORPORATION 

PLANNING COMMISSION 

January 10, 2017 

Members Present:       

Robert Anderson, Chairman 

Ben Greener, Commission Member 

Arnold Eberhard, Commission Member 

Val Bennett, Commission Member 

Troy Forrest, Commission Member (excused) 

Micah Capener, Commission Member  

Tom Stokes, Commission Member 

Bret Rohde, City Councilmember 

Steve Bench, Zoning Administrator 

Cynthia Nelson, Deputy Recorder 

 

Chairman Robert Anderson called the Planning Commission Meeting to order at 5:31 p.m. The 

meeting was held January 10, 2017 in the City Council Meeting Room at 102 South Tremont 

Street, Tremonton, Utah. Chairman Robert Anderson, Commission Member Ben Greener, 

Commission Member Arnold Eberhard, Commission Member Val Bennett, Commission 

Member Micah Capener, Commission Member Tom Stokes, City Councilmember Bret Rohde, 

Zoning Administrator Steve Bench, and Deputy Recorder Cynthia Nelson were in attendance.  

Commission Member Troy Forrest was excused.  

 

1.  Approval of agenda: 

 

Motion by Commission Member Micah Capener to approve the January 10, 2017 

agenda. Motion seconded by Commission Member Ben Greener. Vote: Chairman 

Anderson – aye, Commission Member Greener – aye, Commission Member Eberhard – 

aye, Commission Member Bennett – aye, Commission Member Capener – aye, and 

Commission Member Stokes – aye. Motion approved. 

 

2. Approval of minutes:  

 

Motion by Commission Member Arnold Eberhard to approve the September 27, 

2016 minutes. Motion seconded by Commission Member Val Bennett. Vote: Chairman 

Anderson – aye, Commission Member Greener – aye, Commission Member Eberhard – 

aye, Commission Member Bennett – aye, Commission Member Capener - aye, and 

Commission Member Stokes – aye. Motion approved. 

 

3. Public Hearing: 

 

Chairman Anderson called a Public Hearing to order at 5:33 p.m. to receive public input 

on proposed zoning designation of Residential District R1-20.  There were 11 people in 
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attendance. 

 

a. To receive public input on proposed zoning designation of Residential District R1-20 

to approximately 2.95 acres of property located in the area of 3105 West 1000 North, 

and being annexed into the corporate limits of Tremonton City. 

 

Zoning Administrator Bench explained this is a recommendation for zoning. There 

were no comments from the public. 

 

Chairman Anderson closed the public hearing at 5:36 p.m. 

 

Chairman Anderson called a public hearing to order at 5:36 p.m., to receive public input 

on proposed zoning designation of Manufacturing/Distribution (M-D), to property 

located in the area of 2000 West 1000 North and being annexed into the corporate limits 

of Tremonton City. There were 15 people in attendance. 

 

b. To receive public input on proposed zoning designation of 

Manufacturing/Distribution (M-D) to approximately 13 acres of property located in 

the area of 2000 W 1000 N and being annexed into the corporate limits of Tremonton 

City. 

 

Lynn Martineau is a property/home owner across the street. He opposes this project. 

West Liberty Foods has bright lights that shine in his house all night.  There is a lot of 

noise from West Liberty Foods. He is worried that bringing in another business will 

reduce the value of his property. He appreciates the fact that West Liberty brought 

jobs to the community, but he does not want another business with heavy traffic.  He 

would rather see homes built in this area.  There is a business district on 1000 W for 

Manufacturing/Distribution. 

  

Sandra Dille is a property/home owner across the street. They have half (½) an acre 

with a nice home. She is against this type of development. They purchased the home 

before West Liberty Foods was built. They were told West Liberty Foods would have 

nice landscaping around it, but that was the plant in Illinois. She would prefer 

apartments or a nice landscaped medical building there. 

 

Val Stokes is the property owner. He is with Stokes Trucking.  He was told that the 

property was in the long range plan for expansion and would eventually be zoned 

commercial.  He wants to put in an office and truck maintenance shop on the far east 

of the property. He wants to build an office building on the west side of the property.  

He has a tentative plan for an automated truck wash behind the office building. He 

has been renting for thirty (30) years in Collinston. Office hours are Monday-Friday 

7:00 a.m. to 4:30 p.m. There are rarely trucks after hours. They go to that location 

because it is a customer location. There would be an increase in truck traffic. Trucks 

already use that road and that traffic will increase. His company’s safety record is 
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second to none. He donates money to many worthy causes in the community. He 

believes they will bring good jobs to Tremonton with higher pay and benefits than the 

average. The shop would have trucks inside being worked on, not outside idling. This 

is not a truck stop where drivers stop to eat or shower. They are a green fleet. In 

November of 2013, they were named as one of the fifty (50) Greenest Fleets in the 

country. If the land is annexed and zoned as they are asking, their buildings will 

exceed what is required.  Bill Gould is the architect and he has experience with this 

type of location. They plan on doing landscaping to mitigate headlights.  His hope is 

to bring good jobs to the city.  

 

Commission Member Greener asked about weight limits for 1000 N and noise 

restrictions for the city.  

 

Val Stokes added that some places have too many restrictions for trucks. The trucks 

are forced to take alternate routes around town which can diminish safety. The 

existing sewer line ends at West Liberty Foods. They may have to pump their sewer 

uphill, which may not work for residential. 

 

Layne Wilding lives on the north of the property and is in the county limits. He is 

concerned about his property value. Will there be any landscaping along the backside 

of the property to isolate his home? This is better than a truck stop.   

 

Larry Dille feels that this is not residential friendly.  Large trucks are not very 

forgiving or quiet. Some semis are crossing at the canal at 2300 W and it is not part of 

the truck road.  He still sees a lot of trucks. 

 

Ron Jeppesen has a house on the west of the property.  He knows Mr. Stokes and 

would prefer to see someone like Mr. Stokes build there, rather than have a gas 

station.  He has a lot of trucks trying to turn around by his home. 

  

Mr. Stokes said: a) if this land is in the plans for the growth of the city, it will not be 

zoned as residential, b) he hopes he did not confuse the issue by saying that trucks 

will be using that road and more will be coming. He did not mean that his company 

will be using that route.  He is not sure it is the best route. The traffic they generate 

would be between their location and the freeway.  There will be very rare exceptions 

to that. 

 

Sandra Dille asked if they are really going to have a green belt around this part for 

residences or is it just in the picture. 

 

Mr. Stokes added that a drawing came by email today. The plan is still in flux. He 

lives above this location and he will see his neighbors every day. He has to see the 

business too. He does not know where the people that own West Liberty Foods live, 

but he does not think it is up there on the hill. He is going to do the best job he can to 
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be a good neighbor.  

 

Zoning Administrator Bench answered that the green belt means landscaping.  This 

is not the first drawing, this is the second drawing. This is still up for debate, but it is 

a place to start. 

 

Commission Member Greener asked why all of the traffic cannot just be on 2000 

West. Why is there a need for openings onto 1000 West?  Why can’t all of the traffic 

be in and out of 2000 West?  

  

Zoning Administrator Bench said the Master Road Plan shows it continuing up and 

joining with Harley Drive. The City does show a future road going through here. That 

is why you see a start of it on here. The Master Road Plan does not show driveways.  

 

Commission Member Greener asked is that a different way to go. 

 

Zoning Administrator Bench said we have had that discussion with Mr. Stokes and 

he has an explanation. 

 

Mr. Stokes said the property closest to the freeway is owned by Rocky Mountain 

Power (RMP). When RMP brought their transmission line down in 2008, they bought 

the east side of that land. It was presented by Zoning Administrator Bench and his 

associates that they need to build a road for the City on his land. They also want the 

road to be perfectly aligned with 2000 West. The problem is that his property line 

does not line up with 2000 West. There are negotiations going on with RMP to see if 

they will let the City have some property for the road. He does not feel that they need 

the new road for the project, they can use the existing road to enter and exit their 

property. The transmission line runs north and south and there is a power line along 

the north side. It would be tricky to maneuver around the existing power poles.  When 

the road was re-built last year, it was built to its maximum width. Sidewalks and 

powerlines would have to be moved. 

 

Commission Member Greener asked where the drainage ends up. What about salt, 

oil, or gas spills? 

 

Bill Gould explained there is a landscaped retention pond on the south end.  Before 

the water gets to the pond, it would be sent through a re-separation system so it can 

go into the storm drain.  This is a preliminary idea. They are interested in the City’s 

input and the neighbor’s input. This is the first stage and they want to work with the 

neighbors. 

Zoning Administrator Bench said that there is no manufacturing or warehousing. 

There will be no distribution. This is an office building and a truck repair shop.  

 

Mr. Stokes added there will be no shipping, distribution, or warehousing that will 
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happen at this location.  The trucks that are being repaired will be in the shop. 

 

Commission Member Capener asked about weekend deliveries. 

 

Mr. Stokes said there will be no weekend business at this location. This will not be a 

site for old trucks or a boneyard or junkyard. 

 

Commission Member Stokes asked if this is annexed and the plan falls through, can 

another company come in and build anything they want.  Is that what is being said, 

once it is annexed? 

 

Zoning Administrator Bench said that yes, if it is annexed to zone that way, and if 

Mr. Stokes does not build there. 

 

Commission Member Capener pointed out that Mr. Stokes can build in the county. 

He asked if we want the jobs and taxes to stay in the city or do we want it to go to the 

county? Mr. Stokes said that it is zoned on county land right now. It is not on a state 

road. He thinks he could get a permit from the county. 

 

Lynn Martineau said that given the choice between Mr. Stokes and some other 

business, he would rather have Mr. Stokes than a Flying J. 

 

Zoning Administrator Bench said that something larger would probably come there 

with the freeway exit.  A larger retail that would have a truck stop and motel. 

 

Mr. Stokes said that he cannot speak for the power company, but he has spoken to 

them about buying that parcel. He was told that the answer, for many years, is ‘no’. 

All of the power lines and wire are being depreciated so they won’t be able to sell for 

many years. Thank you. 

 

Zoning Administrator Bench said the purpose of this meeting is to have the 

Planning Commission recommend the zoning designation to the City Council.  The 

City Council is charged with the annexation itself.  If things go through, then the 

Land Use Authority Board (LUAB), which they started working with, would do a site 

plan.  The same type of building was been built in Idaho Falls. It is a nice building 

with a lot of attraction to it. There is a lot of depth and space for grass, trees, bushes 

and shrubs to be planted at this site.  Tonight the Planning Commission is just making 

a recommendation. 

 

Chairman Anderson closed the Public Hearing at 6:18 p.m. 

 

Mr. Stokes asked when a decision will be made. 

 

Zoning Administrator Bench explained that the annexation process takes about four 
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months. The City Council approves it and then the paperwork is started. There is a 

public input meeting during a City Council meeting. Once this is done, the annexation 

goes to the City Council to approve or disapprove. If approved, it goes to the 

Lieutenant Governor for his approval. The county is also involved during this 

process. The site plan can be done concurrently.  

 

4. New Business 

  

 a. Discussion and consideration of approving the 2017 Annual Meeting Schedule. 

Motion by Commission Member Stokes to approve the 2017 Annual Meeting 

Schedule, with 2018 correction. Motion seconded by Commission Member 

Capener. Vote: Chairman Anderson – aye, Commission Member Greener – aye, 

Commission Member Eberhard – aye, Commission Member Bennett – aye, 

Commission Member Capener – aye, and Commission Member Stokes – aye. 

Motion approved. 

 

b.       Discuss and consideration of zoning designation of Residential District R1-20 to          

  property located in the area of 3105 W 1000 N and being annexed into corporate  

  limits of Tremonton City.  

 

Motion by Commission Member Capener to recommend that R1-20 zone to 

the City Council for that 2.95 acres. Motion seconded by Commission Member 

Greener. Vote: Chairman Anderson – aye, Commission Member Greener – aye, 

Commission Member Eberhard – aye, Commission Member Bennett – aye, 

Commission Member Capener – aye, and Commission Member Stokes – nay. 

Motion approved. 

  

 c. Discussion and consideration of zoning designation of 

Manufacturing/Distribution (MD) to property located in the area of 2000 W 1000 

N and being annexed into corporate limits of Tremonton City.  

   

  Commission Member Capener asked why it was not going to be like the zone next 

to it. Zoning Administrator Bench explained that it needs to be changed to allow 

for large truck repair. This is why it is zoned 7MD. 

    

  Commission Member Capener said the power lines would be bad for homes. This 

is a good use for this property. The LUAB will work on this and require 

landscaping that will help with sound and visibility. We should help expand our 

local businesses and help our local guys as much as we can.   

  

  Commission Member Greener said that his only drawback is that it is on a city 

street, so the city is stuck with all the repairs to that street, versus if it was on a 

state highway. Commission Member Capener said the federal government is 

subsidizing the cost for infrastructure. Zoning Administrator Bench said the road 
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was built to the federal highway standards.  It was not just to City standards. Any 

more road work continuing west on 1000 North will be to the same standards. 

City Councilman Bret Rhode said that business may help accelerate this kind of 

road construction. 

      

  Commission Member Greener asked if the City can do more to limit truck traffic.  

Is there a sign on 2300 West about a weight limit? Can we limit it to 4 axles? 

Zoning Administrator Bench said the City tried to add an axle limit sign, but it 

was not allowed by the State. You can put up a weight sign but not an axle sign. 

We would have to go back to City Council and see if they want to restrict that 

road again. 

   

  Commission Member Capener said he is not aware of another spot in town where 

Mr. Stokes could do this with the freeway access. The land is either not for sale or 

zoned incorrectly. This is the least-impactful spot in the City.  

   

  Motion by Commission Member Capener to approve it as MD and submit it 

to City Council for approval. Motion seconded by Commission Member 

Eberhard. Vote: Chairman Anderson – aye, Commission Member Greener – aye, 

Commission Member Eberhard – aye, Commission Member Bennett – aye, 

Commission Member Capener – aye, and Commission Member Stokes – abstain 

(relative). Motion approved. 

 

d. Preliminary review and consideration of Chadaz Estates, Phase 3A – Mark Smith 

and Sattar Tabriz. 

 

Sattar Tabriz said that the plan was submitted in 2010. Phase 3 will be in two 

phases – 3A and 3B to control funds and expenses. He would like to get this 

approved quickly to get the best costs on construction. There will be eighteen (18) 

lots. One (1) lot will be for retention. The City Engineer and City Manager have 

reviewed the plan. 

 

Commission Member Capener asked if the code states that retention is only 

allowed temporarily. Mr. Tabriz said this is a retention pond. There are no storm 

drain facilities in the area, so he dedicated a larger land area for retention. 

Commission Member Capener said that his understanding is that the code does 

not allow for this. It is required to be detention. You can do a temporary retention. 

When he was going through his site-plan approval for his development, he was 

told that it had to be detention. Zoning Administrator Bench said that every 

development will have to have a pond of some sort that is there forever.  

 

Mr. Tabriz said he has had several meetings with the City Engineer and it was 

reviewed and approved. At some point, if the city bring facilities nearby, it can be 

added to the detention. Commission Member Capener is wondering if it was 
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approved with the city before the code changed when it was done in the 90’s.  

This is an important clarification. This has been denied in other areas. We need to 

be the same for all developments. 

 

Mr. Tabriz said that one utility that has been added to the plan is irrigation, 

secondary water system. We have had meetings with the City staff and have 

decided to add it to our plans. It is a dry utility for now. It is not connected to any 

pumping yet. 

 

Zoning Administrator Bench said that the Council is working on the secondary 

water system.  This is a good place to start because of the canal being right there. 

Commission Member Eberhard asked if there is a drainage line that goes through 

there at 500 West. Mr. Tabriz answered that yes, the land drain line is there on the 

north property line. We are going to intercept it as they build the road and place a 

manhole cover on it. 

 

Motion by Commission Member Greener to submit preliminary review back 

to LUAB for approval. Motion seconded by Commission Member Stokes. Vote: 

Chairman Anderson – aye, Commission Member Greener – aye, Commission 

Member Eberhard – aye, Commission Member Bennett – aye, Commission 

Member Capener – aye, and Commission Member Stokes – aye. Motion 

approved. 

 

e. Discussion and consideration of preliminary approval for Sorensen Subdivision, 

Phase 3 – Chris Sorensen 

 

Zoning Administrator Bench said this is northwest of McDonalds. It is an 

extension of the River Valley Subdivision but it is a different property owner. Jim 

Christensen said the intent of the development is to facilitate a future school. 

Zoning Administrator Bench explained it made sense for both parties to plan for a 

future school. Commission Member Capener asked if it is R1-10 Zone. Zoning 

Administrator Bench answered that yes, it is R1-10. Mr. Christensen noted it will 

be an elementary school. Commission Member Capener asked if the school fit 

within the R1-10 Zone. Zoning Administrator Bench said that yes, it will work 

with the zone. 

 

Motion by Commission Member Capener to approve and sent to the Land 

Use for approval. Motion seconded by Commission Member Greener. Vote: 

Chairman Anderson – aye, Commission Member Greener – aye, Commission 

Member Eberhard – aye, Commission Member Bennett – aye, Commission 

Member Capener – aye, and Commission Member Stokes – aye. Motion 

approved. 

 

TRAFFIC ADVISORY BOARD 
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5. Business: 

 

 a. Discussion and consideration of No Parking signs on the north side of 350 North 

from 400 West to 900 West 

   

  Chief Nance said there are apartments on both sides of the street. The City is 

having problems with snow removal and with the buses getting through.  The 

biggest concern is autos and pedestrians. The street bottlenecks on the south end 

by Alice C. Harris Intermediate School. The apartment residents park on the 

street. He would like to post No Parking signs on the north side only, where it 

would have the least impact.  There have been a few accidents and it is really 

congested. The police have cars towed away that are abandoned. This is a year-

round issue. 

 

Kelly Harris owns apartments on the north side. He asked if it would be possible 

to put temporary parking there. The apartments on the south side do not have any 

room for guest parking. This may not solve the entire problem, but it is an option. 

Chief Nance said that the city could do that, but it would be difficult to enforce. 

Officers would have to mark the vehicles and then come back and check to see if 

the car was moved. 

 

Mr. Harris asked if this is a year-round issue. Chief Nance said that it is a problem 

all year. The biggest problem is right by the school. It is difficult to have two (2) 

cars pass each other with cars parked on both sides of the street. Most of the time 

you have to take turns through that area. 

   

  Commission Member Capener said that the road was built for parking on both 

sides. Maybe we could train the residents to park closer to the curb, so there is 

more room to drive on the road. City Councilmember Bret Rohde asked if this is 

something that we can enforce. Chief Nance explained there are regulations to 

park a certain distance from the curb. 

 

  Commission Member Capener asked if this is a full 60 foot road. Zoning 

Administrator Bench explained that this road has been there awhile. Chairman 

Anderson said he does not think it is a normal sized road. Commission Member 

Bennett said it seems narrower than some of the other roads in that area. Can the 

police enforce people parking there when it snows? Chief Nance said they have 

hauled a few cars away. 

 

  Commission Member Capener said the sidewalks are strong on both sides of the 

road. Commission Member Greener said that he drove by there today and none of 

the sidewalks are clean in front of any of the apartments. Commission Member 

Eberhard asked if the road were re-built today, would we require it to be wider. 

Zoning Administrator Bench said that if it was planned today it would probably 
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be ten (10) feet wider. 

 

  Commission Member Capener said that it was designed to have parking on both 

sides, unless there are some major safety concerns, why change it? Commission 

Member Greener said that if the chief comes and asks, there is an issue. Chief 

Nance said the traffic gets very congested. A lot of people are parking down at the 

Fairgrounds lot because of the snow removal issues. The county allows them to 

park there unless it is during the fair.  

 

Commission Member Capener is concerned the developer paid big money to 

develop and put in the roads. If it was meant to have parking on both sides, we 

should keep it. Zoning Administrator Bench said that the road was already there. 

The developer did not put the road in. 

 

Chief Nance said that we could try parking time restriction signs. This would help 

with people that are parking cars overnight or leaving old cars parked there 

permanently. Zoning Administrator Bench asked if we could do it on both sides of 

the road. Chief Nance said that it could be done, but the people on the south 

would not have a place to park.  All of the parking lots are jammed.  Even the 

apartments with garages have a tight fit to pull into their garages.  

 

Commission Member Stokes asked if we make it a no parking zone next to the 

school. Zoning Administrator Bench said they could put no parking in front of the 

school and hourly no parking signs everywhere else. Commission Member 

Bennett asked where you park during soccer games. Chairman Anderson said they 

could park in the fairgrounds parking lot for soccer. 

 

Commission Member Capener said that we already have parking issues as a City. 

We need to hold on to any parking that we already have. 

 

Commission Member Bennett asked Chief Nance about the dangers he is 

concerned about. Chief Nance said he is worried about congestion. There are 

times when you cannot have two cars pass each other on the road, there is not 

enough room.  It scares him when there are a lot of vehicles on the street. A kid 

could dart out and not be seen because of the parked cars. Commission Member 

Capener asked if the apartment owners have been notified and if they need to be. 

It was noted that people have not been notified in the past. Mr. Harris asked 

where visitors are going to park for the residents on the south side.  He feels that a 

two hour limit would be a better solution. 

  

  Commission Member Capener added that we can talk to the apartment residents 

and explain that this area is for visitor parking only. If you abuse it and park there 

longer than two hours, you will lose it and it will become a no-parking zone. 

Chief Nance said that as he thinks about it, a one (1) or two (2) hour restriction 
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would be manageable for the police to enforce. They can document it and take a 

picture of the vehicle. They do not have to go by hourly. This will prevent 

overnight parking and abandoned vehicles from parking there all of the time. This 

will still allow the residents to have a place for visitors to park. 

 

  Micah Capener said this would work better for parents coming to soccer games 

and practices. Zoning Administrator Bench recommends a two (2) or three (3) 

hour limit on the north side of the street on the west side of the school. 

  

Motion by Commission Member Eberhard to put up signs for no parking on 

400 West to 900 West for a two hour limit.  Motion seconded by Commission 

Member Greener. Vote: Chairman Anderson – aye, Commission Member Greener 

– aye, Commission Member Eberhard – aye, Commission Member Bennett – aye, 

Commission Member Capener – aye, and Commission Member Stokes – aye. 

Motion approved. 

 

6. Adjournment 

 

Motion by Commission Member Bennett to adjourn the meeting. Motion seconded 

by Commission Member Capener. Meeting adjourned by consensus of the Commission. 

The meeting adjourned at 7:15 p.m. 

 

The undersigned duly acting and appointed Recorder for Tremonton City Corporation hereby 

certifies that the foregoing is a true and correct copy of the minutes of the Planning Commission 

held on the above referenced date. Minutes were prepared by Tara Buckway. 

 

Dated this _____day of ___________, 2017. 

 

______________________________ 

Linsey Nessen, CITY RECORDER 

 

*Utah Code 52-4-202, (6) allows for a topic to be raised by the public and discussed by the public body even though it was not included in 

the agenda or advance public notice given; however, no final action will be taken. 


