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The Smithfield City Council met in a regularly scheduled meeting at 96 South Main Street,  
Smithfield, Utah on Wednesday, February 14, 2024. The meeting began at 6:30 P.M.  
Mayor Kristi Monsen was in the chair. The opening remarks were made by Jenn Staker. 
 
Council Members in Attendance: Sue Hyer, Todd Orme, Jenn Staker, Ted Stokes 
 
Council Member Wade Campbell arrived during the meeting.  
 
City Staff: Justin Lewis (City Manager), Jeff Peterson (Fire Chief), Travis Allen (Police 
Chief), City Engineer Clay Bodily (City Engineer), Brian Boudrero (Planning & Zoning 
Manager), Dana Lazcanotegui (City Recorder) Jane Price (City Treasurer), Shawn Bliss 
(Library Director), Josh Wright (Public Works) 
 
Visitors:  Bob Holbrook, Dan Sundstrom, Leslie Flaherty, Debra Smith, Glade Smith, Tami 
Midzinski, Lee & Lupe Helms, Jennie Orme, Janet Hillyard, Alison Tompkins, Alex Buxton, 
Dave Forrester, Mary Feldman, Chris Olsen, Jay Stocking, Danny & Holly Hansen, Devin 
Hillyard, Dustin Smith, Rachael Smith, Cheyanne Thatcher, Kyle Thatcher, Jeff Barnes, 
Brooke Freidenberger, Brian & Jessica Higginbotham, Steven Parkinson, Michael Heaps, 
Quinn Dance, Katie Bell, Bill Bradford, Stuart Reis, Caralee Stokes, James Grunig, Debbie 
Zilles 
 

 
 
*** Motion made by Councilmember Hyer to approve the January 10, 2024 
meeting minutes. Motion seconded by Councilmember Staker  Vote 4-0. ***  

 
Yes Vote: Hyer, Orme, Staker, Stokes 
No Vote:  None 
Absent:   Campbell 
, Hyer, Hunsaker, Wall, Wells  
 

 
 
Bill Bradford has attended the last three City Council meetings. He would like to ask Ted 
Stokes about a couple of things he said at the last meeting.  Mayor Monsen interjected 
that there is no back-forth conversation during the resident input time; the time is for 
residents to share their thoughts with the Council.  Mr. Bradford said last meeting during 
the conversation about smaller lots helping median-income families, Ted said: “he was 
not happy with the State directing how cities run”.  Mr. Bradford asked what he meant 
by that.  Mayor Monsen again said that Councilmember Stokes could talk to him later, 
but would not be answering questions during this segment of the meeting.  Mr. Bradford 
said Ted also said something about “the people have spoken” and believes Mr. Stokes 
has gotten off to a “wishy-washy and shaky start”.  Mayor Monsen called for civility and 
respect. Mr. Bradford said that only 17% of the population of Smithfield voted in the last 
election, which is certainly not the majority of residents.  He also said Ted stated his 

Resident Input 

Approval of City Council meeting minutes from January 10, 2024 
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“personal opinion” 15 times in the last meeting. He thinks Ted feels justified because 
he’s “a big shot attorney”. 
 
***6:30 P.M. Councilmember Wade Campbell arrived.*** 
 
Stuart Reis stated that records show that every second of every day there are 
approximately four babies born, and two people die.  The 2020 Census calculated 8.2 
billion people on the earth.  The population has doubled twice in the last 100 years and 
is proposed to double again in the next 80 years.  Over 10 million people have come 
across the southern border in the last three years, with .25 million already this year.  
(Data does not include the northern border or legal immigration).  Smithfield’s 
population is approximately 15,000. It was estimated that in December of last year, 
300,000 illegals came into the United States.  Smithfield and all of Cache Valley will 
continue to grow. There is nothing to do to stop it, but he would like to see it planned 
well. 
 
Danny Hansen said his remarks are directed toward item 6 on the agenda (Ordinance 
24-04 for a proposal to rezone to (MPC) Master Planned Community at approximately 
400 West).  He shared his concern about the roads, specifically for the proposed 99 
homes and associated traffic on such a narrow road. The area already gets 
bottlenecked every day.  He is concerned about the pattern of privatizing sewer 
systems.  With them not being overseen by a government entity, he is worried that there 
might be delays in maintenance/repair which would affect all the residents in the area.  
An LDS Church is being proposed in the plan which would bring even more traffic in/out 
of the area.  The current zone would still allow for a church – they do not need it to be 
rezoned to MPC.  He would like to keep the current zone.  The future LDS Temple will 
also bring more traffic.  The amount of density in this part of town and the proposals for 
future development make it seem like the City is starting to build on weak infrastructure; 
which, if it crumbles what will happen? 
 
Janet Hillyard sent a letter to the Council before the meeting. She is opposed to Item 6 
(Ordinance 24-04). 
 
Caralee Stokes said she is also opposed to Item 6 (Ordinance 24-04).  The Council 
knows how she feels. She would like the area to remain 12,000 SF lots.   
 
Brian Higginbotham said several Planning Commission members participated in the 
recent County Planning meetings. He noted that a general concern has been about 
water; he said larger lots tend to have higher water usage.  He would like to see the City 
balance the concerns; development should maximize the use of land which would 
decrease the water use.  There is data available on this issue.  He is concerned about 
water, but he is not sure that the only way to solve the problem is to keep larger lots. 
 
Katie Bell said one issue that hasn’t been brought up that the Council and public may 
not understand is the consideration of whether to allow different types of growth, or any 
growth at all leads to two basic choices – straight roads and cookie-cutter type homes 
or a zone such as the MPC which brings in amenities, parks, trees, open space, and 
trails. She would rather see this type of development.  She said at the last meeting, Dan 
Sundstrom said he would never propose another MPC project to Smithfield City. She 
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understands that no one wants growth next to their homes, however, the choice is not 
“growth or no growth” it is the type of area that will be developed. 
 
Jay Stocking (Heritage Land Development) said they have been working with Smithfield 
for a few years on this project (Item 6). Over and over again the Planning Commission 
will approve a proposal and then it is denied by the City Council. They have made all 
the adjustments that have been requested. They continually hear that affordable 
housing is needed; no one wants it in their backyard, but he also pointed out that the 
existing homes likely had that same sentiment when they were being proposed and 
built. They are trying to do what the City is looking for and what people need. The “court 
keeps changing” and would like to work together.  He has a lot of money invested in the 
area and they certainly do not want to destroy anyone’s way of life, their goal is to 
enhance the area. The road is a concern, but they will be paying impact fees to the City 
to help improve roads.  They are only privatizing sewer systems because the City has 
said they do not want to take over lift stations.   
 
Brooke Freidenberger reminded everyone that while shelter is necessary, there is also a 
need for food and water. Eating up all the fertile land on the west side is not a good 
option for anyone or future generations. 
 

 
 

 

Jane has worked for the City for 23 years and said she appreciated the opportunity and 
thanked the support of the City staff, the department heads, the Council, and the Mayor. 
She is excited for the next chapter of her life. Mayor Monsen said Jane is one of the 
kindest and most compassionate people she has ever worked with.  The Council 
expressed appreciation for her service.  Jane introduced Jodie Mack, who will be the 
new City Treasurer, and said she is excited to pass the torch to her.   
 
Youth Council Update 
 

James Grunig said the Youth Council has been busy with activities.  They helped with 
the indoor triathlon recently. They will be helping fill eggs for the March 30 Easter Egg 
Hunt. The Senior Luncheon on March 9 at Noon will have a “Roll Out The Red Carpet” 
theme with activities and games for the seniors. 
 

 
 
Alison Tompkins from JUB Engineering provided an overview of the process and what 
to expect moving forward. Part of the process will include adhering to what the City has 
agreed to do for the received UDOT grant. This process will update the General Plan 
and Transportation Master Plan. UDOT would like to see some language in the plan 
related to transportation and bike and pedestrian improvements and connectivity. The 
requirements of the Utah Code will also be followed; the Code provides the content that 
needs to be included in the Plan, issues that need to be addressed, as well as goals 
and action items. Community input will be part of the process, which will be done with 
several methods (open house, online summary for public and stakeholders, etc.). 

General Plan Discussion with representatives from J-U-B Engineering 

Recognition of retiring City Treasurer Jane Price for years of dedicated service. 
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Comments will be documented and summarized. The goal is to receive a good cross-
section of feedback.  
 
Meeting Purpose  
1. Review General Plan requirements.  
2. Identify key issues and areas of concern.  
3. Engage P&Z and Council Members in General Plan update.  
 
General Plan requirements  
□ Utah Code summary as related to General Plans  
□ UDOT TPA Grant  
 
Planning area, resources, and coordination  
□ Planning area – City limits + 15-year annexation boundary – update maps 
□ Existing plans and regional plans  
□ Coordination  
□ Steering Committee role - key issues and areas of concern  
□ Growth and Land use  
□ Moderate-income housing  
□ Transportation and traffic circulation  
□ Water use and preservation  
 
Ms. Tompkins said they will be researching regional plans so that this update will not 
contradict any of the other plans in place. 
 
Councilmember Stokes asked if there is a codified rule regarding the time to accomplish 
the plan.  Ms. Tompkins said it generally takes 1-2 years but could be dependent on 
different issues and criteria that need to be considered. The goal is to have the plan 
completed within a year.    
 
Ms. Tompkins said there are four key areas within the General Plan:  
1. Growth & Land Use 
2. Moderate-income Housing 
3. Transportation and Traffic Circulation 
4. Water Use & Preservation (a new element required by the Utah Code). 
 
Councilmember Campell is looking forward to working with Alison and JUB. He also 
encouraged residents (in attendance and otherwise) to become involved; this is the time 
that “government hears you”.  
 
The mayor agreed and encouraged public involvement. Ms. Tompkins said they often 
get great feedback from public input, which will all be incorporated into the plan. The 
General Plan is a broad, comprehensive, guiding plan that will help guide the more 
specific plans that may need to be updated. General Plans are often considered the 
“umbrella” plan.  She confirmed for Councilmember Orme that JUB did the current plan, 
so they have the history from previous years.  Mr. Lewis will be the primary conduit of 
information and will keep the Council informed. 
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The Mayor encouraged residents to sign up for the CivicReady Mass Communication 
System so they can receive alerts and current information. 
 

 
 
 
 
 
 
 
 

Mr. Lewis explained that in the spring of 2023, the City Council and Mayor asked staff to 
begin working on a plan to replace the water main line that comes out of the canyon to 
the tank. The line is 101 years old and is leaking and deficient. Staff reached out to JUB 
Engineering to provide engineering estimates and to Zions Public Finance to ask some 
questions. The list of water deficiencies was reviewed (see below). The staff has 
determined that replacing the spring collection line through Smithfield Canyon and 
constructing a new 3 MG 5,000 reservoir with a booster station are the priority items. 
 

 Engineering  
   Estimate 
 

Replace the 12" Spring Collection Line through Smithfield Canyon $     5,864,697 
New 3 MG 5,000 ft Reservoir including Booster Station and Piping to 
Tank 

$     7,261,963 
TOTAL       $   13,126,660    

  
Replacement piping for fire flow deficiency at 200 E between 300 N & 400 N $  181,800 
Replacement piping for fire flow deficiency at 300 S between 300 W & 400 W $  164,653 
Replacement piping for fire flow deficiency at 500 N between Main St. & 80 W $  180,200 
New piping for fire flow deficiency at the end of 470 N near 200 W $    45,725 
New piping for fire flow deficiency at 800 W between 10 S and Maintenance $  159,426 
New piping for fire flow deficiency at 200 W and 560 S $  399,110 
Repair Existing 500,000 Gallon Tank $   230,561 
 $ 1,361,475 

 
Replace existing lines less than 6 inches with 8-inch lines $ 9,005,000 

 
 

Current Monthly Base Rate $24.00    
Monthly Culinary Water Base Rate needed for $11,000,000 bond $26.00 
Monthly Culinary Water Base Rate needed for $12,000,000 bond $28.00 
Monthly Culinary Water Base Rate needed for $13,000,000 bond $29.00 
Monthly Culinary Water Base Rate needed for $14,000,000 bond $30.00 
Monthly Culinary Water Base Rate needed for $15,000,000 bond $32.00 
   
Mr. Lewis said that the City has determined that with the cash on hand, staff can begin 
working on some of the projects, hopefully accomplishing 2 to 3 per year. The City 
cannot pay cash for the new collection line/water tank that is deemed most important.  
Alex Buxton, from Zions Bank, has worked with the City on bonding. The last bond the 
City did was in 2015 for the library. The City currently has one outstanding bond for the 
Dry Canyon water tank.  Staff feels that it would be in the best interest of the City to pay 
off the current bond of ~$384,000.  Tonight is only for discussion, there is no vote to be 
taken. The future proposal will be to replace one bond with another, Mr. Buxton will 

Discussion with representatives of Zions Public Finance regarding financing 
options for possible upcoming culinary water capital improvement projects. 
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provide a presentation on how bonding is done. The Council will need to consider what 
direction should be pursued.  
 
Alex Buxton from Zions Bank provided a presentation to the Council about bonds. 
See -Attachment 1-   
 
Mr. Buxton said the bond process normally takes two months.   
 
Councilmember Stokes asked how the professionals in the process will be 
compensated. Mr. Buxton explained that they set up the cost of issuance fund.  
Generally, bond council and municipal advisors get paid per bond, which is per $1,000.  
The higher the bond, the higher the cost of issuance. The underwriter only gets paid if 
they are brought on board, that fee is built into the bond. All other fees can be 
incorporated into the bond if the City chooses. The role of the municipal advisor is to 
help police the costs and protect the City. 
 
Mr. Lewis said to hit the 1.25 rate covenant, raising the culinary water rate to 
$28.00/month did not meet that rate. The rate increase takes into account not changing 
the tiered system because the City has to guarantee the money on the bond. If the City 
chooses to go forward with this, there are some groups with the State to see if they are 
offering any low-interest loans. Mr. Buxton has some good connections that can be 
contacted to see what is available. The idea is to explore every opportunity to keep 
costs as low as possible.  
 
Mr. Buxton answered for Councilmember Stokes that the anticipated term would be 20 
years with a ~4% interest rate, however, interest rates change all the time and it will 
take approximately 60 days before a rate can be locked in. 
 

 
 
Heritage Land Group is requesting a rezone to the Master Planned Community (MPC) 
zone. They have submitted a preliminary site, phasing and landscape plans 
corresponding with the MPC zone. 
 
Councilmember Stokes asked about a letter that the Council received from the LDS 
Church just before the meeting indicating support for the proposal, the letter seemed to 
suggest that if the MPC zone was not approved, the developer would not sell the 
property to the Church. Tami Midzinski said that the current agreement with the Church 
is conditioned on the MPC zone. The proposal utilizes the church facility as part of the 
MPC.  
 
Mayor Monsen said many letters from citizens had been received and read by her and 
the Council.  

Discussion and possible vote on Ordinance 23-32, an Ordinance rezoning 
Cache County Parcel Numbers 08-042-0012, 08-042-0013, 08-042-0014, 08-042-
0015, and 08-043-0015 from A-10 (Agricultural 10-Acre) to MPC (Master Planned 
Community). The parcels are located at approximately 485 North 400 West and 
total approximately 28.81 acres. The request was submitted by Heritage Land 
Development. 
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Councilmember Orme asked if there was any discussion with the church for any other 
zone. Ms. Midzinski said she did not know, that would have to be answered by the 
realtor for the church. Jay Stocking advised that when the church approached the 
developer, the only way to make it affordable was with an MPC zone. Mr. Stocking said 
he grew up three blocks away from this project site.  He remembers when the entire 
east side was gravel road and everyone wanted it to stay country forever.  He’s watched 
the whole area develop. Change is inevitable; however, this is a great spot for this 
proposed MPC project.  Heritage Land has worked with staff for over a year and 
changed everything that has been asked of them. He is frustrated because it seems to 
keep changing.   
 
Ms. Midzinski pointed out the parcel map of the area and what is zoned around it.  The 
General Plan states that development should conform with what is there. This project 
does that, she has met with the Subdivision Technical Review Committee (STRC) many 
times. The original plan was for 160 lots, the current plan is 99 lots. The LDS Church 
would be 5 acres. The proposal also follows the General Plan by putting in parks, trails, 
and moderate-income housing.  They have included some items that are not required 
(instead of ponds, putting in sumps, fences, specific types of trees, etc.). A traffic study 
was done and there were no concerns. 
 
Councilmember Orme asked how far outside of this project impact fees help with road 
improvements.  Ms. Midzinski said they are improving 400 West and the sewer system.  
Mr. Lewis said every lot/unit will pay impact fees; those funds can be used throughout 
the City as applicable.  
 
Councilmember Campbell said roads are improved when development is put in. 
Councilmember Orme has particular concern with 400 West and a larger concern with 
the east-west road having no room for potential improvements. Ms. Midzinski explained 
that 400 West is being widened. Councilmember Orme clarified that his concern was 
with 400 North, not 400 West. Mr. Stocking advised that is why they hire experts to 
perform road studies. The study conducted on this project came back with a positive 
recommendation.  If road impact studies are not going to be considered, Mr. Stocking 
suggested that they not be required.  
 

*** Motion by Councilmember Campbell to DENY Ordinance 23-32, an 
Ordinance rezoning Cache County Parcel Numbers 08-042-0012, 08-042-
0013, 08-042-0014, 08-042-0015, and 08-043-0015 from A-10 (Agricultural 10-
Acre) to MPC (Master Planned Community). The parcels are located at 
approximately 485 North 400 West and total approximately 28.81 acres. The 
request was submitted by Heritage Land Development. Motion seconded by 
Councilmember Stokes. Vote: 5-0. Motion to DENY approved***  
 
Yes Vote (for denial):  Campbell, Hyer, Orme, Staker, Stokes 
No Vote:   None 
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Dan Sundstrom and Ivan Keller are requesting a rezone for the property located at 420 
South 1000 East. The parcel is currently being used for agricultural.  There are some A-
10 properties to the east (within the City limits).  Mr. Sundstrom is asking to rezone the 
property to Residential R-1-10. He pointed out where there are lots that are under 
10,000 in the nearby area.  
 
Mayor Monsen asked if the homes would be built the same by the same builder. Mr. 
Sundstrom said his company will probably build some, however some lots will be sold 
individually.  He pointed out that at this point, he has not drawn out a design until he 
knows whether the rezone will be approved or not.  Mayor Monsen would not like to see 
a subdivision filled with “cookie-cutter” home styles; she would like to see some 
creativity.  Mr. Sundstrom understands that concern. 
 
Councilmember Campbell echoed Mayor Monsen’s concern.  He also pointed out that 
he is not anti-growth, he understands it is inevitable. This project, although not 
something he would have envisioned 20 years ago, does seem to fit in this area.  He 
hopes there will be variability in home designs and that they will not all be smaller lots. 
 
Councilmember Orme asked if there were any preliminary design thoughts to help the 
Council better understand what might be there.  Mr. Sundstrom said at this time, there is 
no design, he also noted that setbacks are regulated within the zones (by Code).  The 
City has previously discussed and changed some setbacks to allow for larger homes on 
smaller lots – which gives homeowners and buyers a little more flexibility. 
 
Councilmember Staker said concerns from some of the residents is the possible impact 
this development would have on their home values.  Mr. Sundstrom can understand this 
concern and said he does not want to fight with the City.   
 
Councilmember Orme asked about the difference in the number of homes between the 
R-1-10 and R-1-12 zones.  Mr. Sundstrom said because he has not done any design 
drawings at this point, he would not have that exact number. The roads and 
infrastructure will be dictated by the City before a plat is drawn. 
 
Councilmember Stokes had a professional conversation with Mr. Sundstrom earlier 
today because he desires to work with developers and voice his concerns.  He also 
spoke with Mr. Boudrero (in the Planning Department) to understand the zoning history 
of the area. The area around the south part of the parcel is zoned R-1-12 with a PUD 
Overlay, which can allow for smaller lots, which can be smaller than what the R-1-10 
would allow.  He is not approved to approve this request in whole. He said, in his 
opinion, where the road (~480 South) comes across the parcel would serve as a natural 
break in the property; if it were to be divided with the north side being R-1-12 and the 
south R-1-10 it would seem more reasonable. He promised his constituents that he 

Discussion and possible vote on Ordinance 24-04, an Ordinance rezoning 
Cache County Parcel Number 08-121-0005 from A-10 (Agricultural 10-Acre) to 
R-1-10 (Single Family Residential 10,000 Square Feet). The parcel is located at 
approximately 400 South 1250 East and is approximately 48.61 acres. The 
request was submitted by Dan Sundstrom. 
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would consider the reasonable anticipation of the existing subdivisions. He does not 
think that the nearby residents to the north part of this parcel would have reasonably 
anticipated an R-1-10 zone, however, based on what is around the south part of the 
property, R-1-10 does seem reasonable.  He cannot mandate that a developer 
subdivide a parcel, but because of the current request, he is compelled to deny it. 
 
Councilmember Orme asked if some of the lots in the current overlay zone were under 
the R-1-12 zone size.  Councilmember Stokes said there are two lots, just north of the 
road, the others are all larger. 
 
Mr. Sundstrom asked, for future design anticipation and understanding, that there could 
be no zone/lot changes if one development is divided by a road to another development 
(e.g. multi-family across the street from single-family). Councilmember Stokes said 
everything would be a case-by-case scenario. His opinion is based on the specific 
parcel, he has nothing against Mr. Sundstrom. 
 
Councilmember Hyer asked if Mr. Sundstrom would consider R-1-12, Mr. Sundstrom 
asked about an overlay. He is trying to figure out what the Council wants so he does not 
waste any more time. Councilmember Campbell said he is worried that if this issue 
becomes too dictatorial or onerous, the City may have trouble with the State. 
Councilmembers cannot tell developers that may approve something only if it is 
subdivided.  
 
Councilmember Stokes agreed and said he is not telling Mr. Sundstrom that the lot has 
to be subdivided, his personal opinion is that it would be a better transition.  
 
Councilmember Staker asked Mr. Sundstrom why he was pushing for an R-1-10 zone 
rather than an R-1-12 zone. Mr. Sundstrom said does not have a guarantee that if he 
agrees to the larger zone, he can still put in smaller lots without an overlay. This is the 
exact scenario he had with another project that took over a year. Councilmember Staker 
said some of the difficulty is not seeing what the design will be.  Mr. Sundstrom said the 
Council needs to put in a requirement that the entire plat has to be drawn out when a 
rezone is requested. Mr. Lewis confirmed that Mr. Sundstrom has submitted everything 
that is required at this point in the process. The request tonight is to rezone from A-10 to 
R-1-10. If it is determined by both the Council and developer agree to R-1-12, the 
current ordinance being proposed could be amended in a motion. This can only happen 
if the amendment includes a change to a larger zone. An overlay would have to be 
submitted in another request. Councilmember Orme said an overlay could create 
unforeseen consequences. Mr. Boudrero explained that an overlay would have to 
adhere to the requirements of the base zone. Councilmember Hyer said her question 
regarding changing from R-1-10 to R-1-12 did not include the thought of an overlay. 
 
Mr. Sundstrom is struggling, he is trying to understand because he’s heard for the past 
few years that smaller houses are needed and wanted, he found this lot and thought it 
would be perfect for that. If this type of project does not fit here, where in the City would 
smaller homes fit in? This is next to existing smaller homes. 
 
Councilmember Stokes reminded the Council that the previous Council denied a 
request for R-1-10 about a .25 block to the north. 
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Mr. Sundstrom said the City spent the last eight months adjusting setbacks which would 
allow for this type of development and allow larger homes on smaller lots. It is 
frustrating when the Planning Commission votes unanimously to approve a request and 
then it is denied by the Council. He also noted that landowners have rights as well.  He 
is not asking for townhomes or apartments.  Not everyone wants 12,000 SF lots. 
 

*** Motion by Councilmember Campbell to approve Ordinance 24-04, an 
Ordinance rezoning Cache County Parcel Number 08-121-0005 from A-10 
(Agricultural 10-Acre) to R-1-10 (Single Family Residential 10,000 Square 
Feet). The parcel is located at approximately 400 South 1250 East and is 
approximately 48.61 acres. The request was submitted by Dan Sundstrom. 
Motion seconded by Councilmember Staker.  Vote 1-4. Motion Denied. ***  
 
Yes Vote:  Campbell  

       No Vote:  Hyer, Orme, Staker, Stokes  
 

 
 
Additions to 16.04.050 GENERAL RESPONSIBILITIES (in bold below): 
 
I. The specific preliminary review and approval by the “Administrative Land-Use 
Authority,” applies only to single-family, two-family, and townhome subdivisions. 
Commercial, Industrial, Manufacturing, Condominium, mixed-use, and multi-family 
developments do not apply.  
 
1. All Commercial, Industrial, Manufacturing Mixed-Use, and Multi-Family 
subdivisions must be reviewed by the Administrative Land-Use Authority, prior to 
being presented to the Planning Commission.   
 

*** Motion by Councilmember Campbell to approve Ordinance 24-05, an 
Ordinance amending the Smithfield City Municipal Code Title 16 
“Subdivision Regulations”, Chapter 16.04 “General Provisions”, Section 
16.04.050 “General Responsibilities”. Motion seconded by Councilmember 
Hyer.  Vote: 5-0. Motion Approved.***  
 
Yes Vote: Campbell, Hyer, Orme, Staker, Stokes 
No Vote:   None 

 

 
 
Proposal to remove the following section from the Ordinance: 
 
13.16.150 SEPARATE BUILDING CONNECTIONS NECESSARY  
A separate and independent building sewer shall be provided for every building; except 

Public Hearing for the purpose of discussing Ordinance 24-07, an Ordinance 
amending the Smithfield City Municipal Code Title 13 “Public Services”, 
Chapter 13.16 “Sewer Service System”, Sections 13.16.150 “Separate Building 
Connections Necessary” and 13.16.160 “Service Line Extension”. 
 

Discussion and possible vote on Ordinance 24-05, an Ordinance amending the 
Smithfield City Municipal Code Title 16 “Subdivision Regulations”, Chapter 
16.04 “General Provisions”, Section 16.04.050 “General Responsibilities”. 
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where an accessory building stands at the rear of a main building and a private sewer 
cannot be constructed to the accessory building through an adjoining alley, court, yard, 
or driveway. In such case, the building sewer from the front building may be extended to 
the rear accessory building, and the whole is considered as one building sewer. Both 
buildings must be under common ownership and the city does not and will not assume 
any obligation or responsibility for damage caused by or resulting from any such single 
connection aforementioned.  
 
13.16.160 SERVICE LINE EXTENSION Once the application for sewer service has 
been made and accepted and the required fees have been paid by the applicant, the 
city shall extend sewer service to the applicant's property line or one hundred feet 
(100'), whichever is less, at which point it will be terminated.  
 
Mr. Bodily explained that these changes ensure correctness in the Code. The City is no 
longer involved in Service Line Extensions, that is the responsibility of the homeowner 
and/or business owner.  
 
8:31 p.m. Public Hearing Opened 
 

Dan Sundstrom suggested that the Council not pass anything, or put anything in the 
Code, that they do not want someone to apply for.  He also recommended that if more 
information is needed before making a decision, it be included and required in the Code. 
 
8:33 p.m. Public Hearing Closed 
 

 
 

*** Motion by Councilmember Campbell to approve Ordinance 24-07, an 
Ordinance amending the Smithfield City Municipal Code Title 13 “Public 
Services”, Chapter 13.16 “Sewer Service System”, Sections 13.16.150 
“Separate Building Connections Necessary” and 13.16.160 “Service Line 
Extension”. Motion seconded by Councilmember Staker. Vote: 5-0. Motion 
Approved.***  
 
Yes Vote: Campbell, Hyer, Orme, Staker, Stokes 
No Vote:   None 
 

 
 
Mr. Bodily explained that the State of Utah requires annual information to be given to 
the City Council. The completed self-survey was given to the Council to review before 
the meeting.  It indicates that enough funds are being collected and Smithfield City is 
being a good steward of the sewer system. The self-survey requires Council approval 
before it is submitted. He said there is currently $950,000 available for sewer 
improvements which will begin at 200 North Main (going west) by upsizing the line. It is 
a good time to improve before UDOT begins working on Main Street. 

Discussion and possible vote on Resolution 24-01, a Resolution to inform the 
State of Utah Water Quality Board of actions taken concerning the Municipal 
Wastewater Planning Program Report for 2023. 
 

Discussion and possible vote on Ordinance 24-07. 
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*** Motion by Councilmember Campbell to approve Resolution 24-01, a 
Resolution to inform the State of Utah Water Quality Board of actions taken 
concerning the Municipal Wastewater Planning Program Report for 2023. 
The motion was seconded by Councilmember Orme.  Vote: 5-0. Motion 
Approved.***  
 
Yes Vote: Campbell, Hyer, Orme, Staker, Stokes 
No Vote:   None 

 

 
Mr. Lewis said in 2023 Zions Public Finance was commissioned to do several impact 
fee studies.  The Storm Water Impact Fee Analysis is complete. The report contains ~ 
$7,553,157 worth of projects that need to be completed over the next six (6) years. Utah 
State dictates the maximum impact fee and the City Council cannot approve anything 
above that. The recommendation (see below*), if approved, would not go into effect until 
June 1, 2024. 
 
 June 1, 2024 – December 31, 2024  
All Commercial and Residential Individual Units (1/4 Acre and larger): $3,968 per unit  
All Commercial and Residential Individual Units (Under 1/4 Acre): $1,984 per unit 
 
Calendar Year 2025  
All Commercial and Residential Individual Units (1/4 Acre and larger): $4,021 per unit  
All Commercial and Residential Individual Units (Under 1/4 Acre): $2,010 per unit 
 
*All future year calculations are contained in the report. 
 
8:40 p.m. Public Hearing Opened 
 

Dan Sundstrom suggested hyping this up more or people will stop building in Smithfield. 
If there is no building/growth, taxes will have to be increased. 
 
8:41 p.m. Public Hearing Closed 
 

 
 

*** Motion by Councilmember Campbell to approve Ordinance 24-06, an 
Ordinance amending municipal impact fees by modifying the Storm Water 
Impact Fee. The motion was seconded by Councilmember Hyer. Vote: 5-0. 
Motion Approved*** 
  
Yes Vote: Campbell, Hyer, Orme, Staker, Stokes 
No Vote:   None 
 
 
 

Discussion and possible vote on Ordinance 24-06. 
 

Public Hearing for the purpose of discussing Ordinance 24-06, an Ordinance 
amending municipal impact fees by modifying the Storm Water Impact Fee. 
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 City Offices will be closed on Monday, Feb. 19, 2024, for President’s Day holiday. 
 

 Next regularly scheduled City Council meeting – March 13, 2024.   
 

 Council Budget meeting – March 27, 2024 
 

 The Historical Cabin needs some electrical repairs. The estimate is $2,707, if the 
Council approves (by head nod) the repairs will be done down and then it will be 
accounted for and adjusted in the budget in June. The Council agreed. 

 

 A $554,789 unexpected deposit was received. The legislature, in 2023, passed a 
Rural Transportation Infrastructure Fund (similar to Class C road funding) with a 
one-time distribution. Staff will come back to the Council with a proposal for how 
best to use the funding. The funds do not have to be spent in a certain amount of 
time. 
 

 Staff is receiving daily phone calls about dead trees around the City (cemetery, 
Mack Park, the Lions Lodge, etc.). Smithfield does not have a tree trimming 
crew/budget. The average cost to cut down a tree is over $1,000. If all City-owned 
trees had to be trimmed, the cost would be $3-4 million. The Council needs to begin 
thinking about the best way to handle this tree problem.  This will continue to be a 
long-term talking point. 

 
Moderate-Income Housing Report  
 
Mr. Boudrero explained that cities are required to submit a Moderate-Income Housing 
Report annually. The State provided 24 strategies (see below) to choose from. The last 
report included strategies A, E, and L – this year three new ones will need to be chosen 
(Class C cities must include 3). Goals will need to be set for each strategy. 
 

Strategies 
Municipalities and counties must include at least three strategies - municipalities with 
a " fixed guideway transit station" (train or BRT station) must have at least four 
strategies. The menu of strategies includes the following: 
 

A. Rezone for densities necessary to facilitate the production of moderate-income 
housing. 

B. Demonstrate investment in the rehabilitation or expansion of infrastructure that 
facilitates the construction of moderate-income housing. 

C. Demonstrate investment in the rehabilitation of existing uninhabitable housing 
stock into moderate-income housing. 

D. Identify and utilize general fund subsidies or other sources of revenue to waive 
construction-related fees that are otherwise generally imposed by the 
county/municipality for the construction or rehabilitation of moderate-income 
housing. 

E. Create or allow for, and reduce regulations related to, internal or detached 
accessory dwelling units in the residential zone. 

F. Zone or rezone for higher density or moderate-income residential development 
in commercial or mixed-use zones near major transit investment corridors, 
commercial centers, or employment centers. 

City Manager Report 
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G. Amend land use regulations to allow for higher-density or new moderate-income 
residential development in commercial or mixed-use zones near major transit 
investment corridors. 

H. Amend land use regulations to eliminate or reduce parking requirements for 
residential development where a resident is less likely to rely on the resident’s 
vehicle, such as residential development near major transit investment corridors 
or senior living facilities. 

I. Amend land use regulations to allow for single-room occupancy developments. 
J. Implement zoning incentives for moderate-income units in new developments. 
K. Preserve existing and new moderate-income housing and subsidized units by 

utilizing a landlord incentive program, providing for deed-restricted units through 
a grant program, or establishing a housing loss mitigation fund. 

L. Reduce, waive, or eliminate impact fees related to moderate-income housing. 
M. Demonstrate the creation of or participation in, a community land trust program 

for moderate-income housing 
N. Implement a mortgage assistance program for employees of the 

county/municipality, an employer that provides contracted services for the 
county/municipality, or any other public employer that operates within the 
county/municipality. 

O. Apply for, or partner with, an entity, that applies for state or federal funds or tax 
incentives to promote the construction of moderate-income housing, an entity 
that applies for programs offered by the Utah Housing Corporation within that 
agency's funding capacity, an entity that applies for affordable housing programs 
administered by the Department of Workforce Services, an entity that applies for 
affordable housing programs administered by an association of governments 
established by an interlocal agreement under Title 11, Chapter 13, interlocal 
Cooperation Act, an entity that applies for services provided by a public housing 
authority to preserve and create moderate-income housing, or any other entity 
that applies for programs or services that promote the construction or 
preservation of moderate-income housing. 

P. Demonstrate utilization of moderate-income housing set aside from a community 
reinvestment agency, redevelopment agency, or community development and 
renewal agency to create or subsidize moderate-income housing. 

Q. Create a housing and transit reinvestment zone, pursuant to Title 63N, Chapter 
3, Part 6, Housing and Transit Reinvestment Zone Act. 

R. Eliminate impact fees for any accessory dwelling unit that is not an internal 
accessory dwelling unit as defined in Section 10-9a-530. 

S. Create a program to transfer development rights for moderate-income housing. 
T. Ratify a joint acquisition agreement with another local political subdivision to 

combine resources to acquire property for moderate-income housing. 
U. Develop a moderate-income housing project for residents who are disabled or 55 years 

old or older. 
V. Develop and adopt a station area plan in accordance with Section 10-9a-403.1. 
W. Create or allow for, and reduce regulations related to multifamily residential dwellings. 
X. Demonstrate implementation of any other program or strategy to address the 

housing needs of residents of the county/municipality who earn less than 80% of 
the area median income, including the dedication of a local funding source to 
moderate-income housing or the adoption of a land use ordinance that requires 
10% or more of new residential development in a residential zone be dedicated to 
moderate-income housing. 
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Mr. Lewis said this will be back on the March 13, 2024, agenda for more discussion; 
tonight was primarily an introduction. 
 
Mayor Monsen has reached out to the Governor, the new Housing Authority, and 
legislators about when this program and how long it will be required on an annual basis. 
Currently, 10% of the total acreage in Smithfield is dedicated to the Master Planned 
Community. Part of the problem and frustration is other cities in the valley are not doing 
their fair share in meeting the mandates. Smithfield has worked hard to accomplish the 
strategies and goals.  She does not like the idea of “being threatened” about losing 
funding if strategies are not met.  She feels like Smithfield City is doing its part. 
 
Mr. Boudrero said in the past few years, the State did not have exact strategies to 
choose from or penalties associated with not doing something. 35% of the cities in Utah 
are not doing anything 
 
Councilmember Stokes would like to use this opportunity to get creative.  Taking 
advantage of the last strategy can allow the City to come up with something “outside the 
box” that if approved would be a great benefit. 
 
Councilmember Staker asked if cities not complying are being penalized.  Mr. Boudrero 
has heard about two, but as the program gets stricter it will likely increase. 
 
Councilmember Stokes asked a procedure question about how to handle 
communication outside of the City Council forum.  Mr. Lewis said councilmembers can 
always send information to the staff, who can distribute it out.  Large email chains are 
not acceptable.   

 
 

Councilmember Orme said everything has gone well with the tree committee. They 
have been working at the cemetery. Additional diseased trees are a main concern and 
will eventually need to be moved. Mr. Lewis said staff has been helping and the grinding 
machine will arrive tomorrow or next week (to get all stumps ground). There has been 
some suggestion, possibly a rumor, that there is some Summit Creek bank protection to 
help with significant erosion along the banks– neither Mr. Lewis nor Mr. Bodily knows 
anything about this. Councilmember Campell pointed out that property owners need to 
clear up the side of the banks without modifying the natural waterway, which would 
require assistance from the Army Corps of Engineers (ACE). The Arbor Day poster 
contest is progressing. Discussions continue about a Community Garden (which may 
need help from other committees). The Historical Society has been working hard to get 
things accomplished and have mentioned the thought of including the Old Presbyterian 
Church building (currently a home) located at 300 South Main to the National Historic 
Registry. 
 
Councilmember Staker said there are 17 contestants for the Health Day Ambassador’s 
Pageant which will be held March 9, 2024, at 7:00 p.m. Senior Citizen lunches each 
week are always looking for ideas for entertainment.  The seniors like the idea of a 
newsletter so they can always be in the know of what is going on. The Arts Council has 

Council Member & Mayor Reports 
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been busy trying to recruit people to help. She asked about the timeline for finishing the 
Main Street project in front of the Library and whether this will be completed by Health 
Days. Clay said there is no specific date, it is dependent upon weather and when the 
asphalt will be ready to put down. 
 
Councilmember Stokes said the Chamber of Commerce doing well. Trails Committee 
with the Cache County on extending the Bonneville Shoreline Trail from Logan through 
Smithfield (hopefully within the next year).  This will provide some more exciting outdoor 
opportunities. 
 
Councilmember Campbell the Library has been busy and engaged. The Library Board is 
reviewing its bylaws. There is concern about the floor needing to be repaired at some 
point. He attended the recent Mosquito Abatement District and was disappointed in the 
value of the meeting; he is hoping to see more substance and value in future meetings. 
 
Mayor Monsen said Mr. Lewis will be adding information about each committee to the 
City website. The information included will include the committee’s name, bylaws, 
purpose & goals, budget, list of members, schedule, meeting dates/times, and 
leadership position opportunities.  She encouraged councilmembers to forward this 
information to Mr. Lewis who will put the information online. 

 
 *** The meeting adjourned at 9:24 P.M. *** 
 
SMITHFIELD CITY CORPORATION 
 
 
 
 

Kristi Monson, Mayor 
 
ATTEST: 
 
 
 
 

 
 
Dana Lazcanotegui, City Recorder 
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SMITHFIELD CITY CORPORATION 
96 South Main, Smithfield, UT 84335  

AGENDA 
 

Public Notice is given that the Smithfield City Council will meet in a regularly scheduled 
meeting at 96 South Main, Smithfield, Utah, on Wednesday, February 14, 2024. The meeting 

will begin at 6:30 PM. Welcome Remarks by Jenn Staker. 
 

1. Approval of the city council meeting minutes from January 10, 2024 
 
2. Resident Input 
 
3. Recognition of retiring City Treasurer Jane Price for years of dedicated service. 
 
4. General Plan discussion with representatives of J-U-B Engineers. 
 
5. Discussion with representatives of Zions Public Finance regarding financing options for 

possible upcoming culinary water capital improvement projects. 
 
6. Discussion and possible vote on Ordinance 23-32, an Ordinance rezoning Cache County 

Parcel Numbers 08-042-0012, 08-042-0013, 08-042-0014, 08-042-0015 and 08-043-0015 
from A-10 (Agricultural 10-Acre) to MPC (Master Planned Community). The parcels are 
located at approximately 485 North 400 West and total approximately 28.81 acres. The 
request was submitted by Heritage Land Development. 

 
7. Discussion and possible vote on Ordinance 24-04, an Ordinance rezoning Cache County 

Parcel Number 08-121-0005 from A-10 (Agricultural 10-Acre) to R-1-10 (Single Family 
Residential 10,000 Square Feet). The parcel is located at approximately 400 South 1250 
East and is approximately 48.61 acres. The request was submitted by Dan Sundstrom. 

 
8. Discussion and possible vote on Ordinance 24-05, an Ordinance amending the Smithfield 

City Municipal Code Title 16 “Subdivision Regulations”, Chapter 16.04 “General Provisions”, 
Section 16.04.050 “General Responsibilities”. 

 
9. Public Hearing for the purpose of discussing Ordinance 24-07, an Ordinance amending the 

Smithfield City Municipal Code Title 13 “Public Services”, Chapter 13.16 “Sewer Service 
System”, Sections 13.16.150 “Separate Building Connections Necessary” and 13.16.160 
“Service Line Extension”. 

 
10. Discussion and possible vote on Ordinance 24-07. 
 
11. Discussion and possible vote on Resolution 24-01, a Resolution to inform the State of Utah 

Water Quality Board of actions taken concerning the Municipal Wastewater Planning 
Program Report for 2023. 

 
12. Public Hearing for the purpose of discussing Ordinance 24-06, an Ordinance amending 

municipal impact fees by modifying the Storm Water Impact Fee. 
 
13. Discussion and possible vote on Ordinance 24-06. 
 
14. City Manager Report 
     Moderate Income Housing Report 
 
15. Council Member and Mayor Reports Adjournment 
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***Items on the agenda may be considered earlier than shown on the agenda.*** 
In accordance with the Americans with Disabilities Act, individuals needing special accommodation for this 

meeting should contact the City Recorder at (435) 792-7990, at least three (3) days before the date of the meeting. 
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-Attachment 1- 
 

 

 

Smithfield City Bonds 101

ZIONS PUBLIC FINANCE, INC. February 14, 2024

Alex Buxton
Vice President
(801) 844-7380
alex.buxton@zionsbank.com

Bonds - Long term “IOUs” that governments sell to borrow
money for a capital project

PROJECT INVESTORSISSUER
Bond Proceeds ($)

Bond Payments ($)

Bond Proceeds ($)

What Are Municipal Bonds?

Bond Basics

ZIONS PUBLIC FINANCE, INC.
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INFRASTRUCTURE

• State And Local
Government

• State And Local
Authori�es

• Transporta�on
• Water And Sewer

NON-PROFIT ENTITIES

• Healthcare Ins�tu�ons
• Private Schools
• Colleges And

Universi�es
• Student Loan

Authori�es
• Museums

PRIVATE SECTOR
ENTITIES FOR LIMITED

PURPOSES

• Pollu�on Control
• Industrial

Development
• Airports & Seaports

HOUSING

• State And Local
Housing Authori�es

• Housing Developers

PUBLIC POWER

• Public U�li�es
• Resource Recovery
• Independent Power

Projects

Who Borrows In The Municipal Market?

Bond Basics

ZIONS PUBLIC FINANCE, INC.

ZIONS PUBLIC FINANCE, INC.

Bond Basics

AuthorityRepayment SourceSecurityType of Bond

Elec�onAny Legal SourceProperty Tax & Taxing PowerGeneral Obliga�on

Resolu�onAny Legal SourceSales TaxSales Tax Revenue

Resolu�onU�lity RevenueU�lity RevenueU�lity (Water and Sewer)
Revenue

Resolu�onAny Legal SourceAnnual Appropria�ons &
Improvements

Lease Revenue/Capital
Lease

Resolu�on/
Nega�ve ProtestsSpecial AssessmentSpecial Assessment/

PropertySpecial Assessment

Resolu�onIncrement/Other TaxesTax IncrementTax Increment

Resolu�onFuture TaxesFuture Property Tax & Taxing
PowerTax An�cipa�on
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ZIONS PUBLIC FINANCE INC.

• Direct Purchase: Bypass underwriter to access investors directly (limited)

• Compe��ve Sale: Underwriters/Purchasers compete

• Nego�ated Sale: Underwriter/Purchasers preselected
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How Do I Issue Bonds?

ZIONS PUBLIC FINANCE, INC.

How Do I Issue Bonds?

Issuer

Trustee /
Paying AgentUnderwriter

Bond Counsel
Tax Exemp�on

Registra�on
Exemp�on

Buyers

Underwriter’s
Counsel

(Disclosure)

Ra�ng Agencies

Municipal / Financial
Advisor

Source: Zions Public Finance, Inc.



 
 

Smithfield City Council Meeting Minutes – February 14, 2024     Page 22 of 25 
 

 

 

 

ZIONS PUBLIC FINANCE INC.

How Do I Issue Bonds?

Issuer (Borrower)

 Selects financing team members

 Approves financing terms and documents, and ul�mately issues the debt
instruments

 Responsible for repayment of debt (unless Issuer is “conduit” issuer)

 Responsible for the accuracy and completeness of the debt offering document
(i.e., Official Statement, Private Placement Memorandum)

 Responsible for complying with terms and covenants in financing documents

ZIONS PUBLIC FINANCE, INC.

Municipal Advisor (Zions Public Finance)

 Has a fiduciary duty to the Issuer (MSRB Rule G-17 and Rule G-42)

 Assists Issuer in the selec�on of other financing team members

 Advises on wide range of financial issues; may be specific to an issuance of debt, or
ongoing

 Directs the bond issuance process; runs the calendar; coordinates other team members

How Do I Issue Bonds?
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ZIONS PUBLIC FINANCE, INC.

Bond Counsel

 Na�onally recognized law firm with experience in municipal debt financing (Red book)

Works with the Issuer and the financing team on behalf of bondholders (for whom does
bond counsel work?)

 Has primary responsibility for prepara�on of legal documents (resolu�ons, indentures,
security documents, trust agreements, tax cer�ficates, etc.)

 Renders opinion concerning the validity of the bond issue with respect to statutory
authority, cons�tu�onally, procedural conformity and, if tax-exempt, exemp�on of
interest from Federal and State income taxes

How Do I Issue Bonds?

ZIONS PUBLIC FINANCE, INC.

Underwriter

 Investment bank (broker-dealer) hired to sell the bonds into the marketplace. Ini�ally
purchases the bonds for immediate resale

May provide input into structuring the financing and dra�ing the Official Statement and
related documents

 Directs the pre-sale marke�ng efforts to investors

 Proposes interest rates and offering terms based on market feedback; accepts orders
from investors, and may commit capital to underwrite unsold bond

 Inherent conflict with the Issuer

How Do I Issue Bonds?
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ZIONS PUBLIC FINANCE, INC.

AdviceFiduciary Responsibility to
Issuer?Type of Agent

Structure, �ming, terms, and types of
funding sourcesYesMunicipal Advisor

Structure, �ming, terms, and types of
funding sources for current

engagement only
NoUnderwriter

The legal validity and tax treatment of
bondsNoBond Counsel

Project costs, an�cipated revenues,
rates, and market demandNoEngineers

How Do I Issue Bonds?

ZIONS PUBLIC FINANCE, INC.

Trustee/Paying Agent/Registrar

 Retained by Issuer, but represents bondholders’ interests

Manages trustee-held bond funds (reserves, construc�on funds, etc.)

 Receives interest and principal payments from Issuer/Borrower and distributes to
Bondholders

Maintains the list of owners of the bonds

 Holds liens and security interests and exercises remedies, for bondholders, in the event
of a default

How Do I Issue Bonds?
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ZIONS PUBLIC FINANCE, INC.

Bond Ra�ngs

FITCH’SS&P’SMOODY’S
Investment Grade

AAAAAAAaa
AA+AA+Aa1
AAAAAa2
AA-AA-Aa3
A+A+A1
AAA2
A-A-A3

BBB+BBB+Baa1
BBBBBBBaa2
BBB-BBB-Baa3

How Do I Issue Bonds?

Highest

“Gilt-edged” High
Grade; Very Strong

Upper Medium
Grade; Strong

Medium Grade;
Adequate

MWDSLS: AA+

ZIONS PUBLIC FINANCE, INC.

Legal Covenants
 Debt Service (D/S) – The amount paid to investors
 Rate covenants – designed as protec�on for the investor that the water and sewer issuer will

maintain rates and collect charges and fees sufficient to cover D/S requirements. Typically
minimum levels are 1.10x to 1.25x

 Addi�onal bonds test (ABT) – prevents an issuer from using too much leverage and weakening
the ability to meet D/S coverage levels

 Debt service reserve fund (DSRF) – temporary support to make D/S payments and is typically
sized as the lesser of 1) 10% of principal, 2) 125% of average annual D/S, or 3) the maximum
annual D/S

 Flow of funds – Outlined in the indenture and typically the funds flow is REVENUE FUND 
O&M FUND BOND FUND DSRF

How Do I Issue Bonds?
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