
 
Planning Commission Minutes – May 17, 2023                                                                    1 | Page 

 
 

           
 

                             The Planning Commission of Smithfield City met in the City Council Chambers  
96 South Main, Smithfield, Utah at 6:30 p.m. on Wednesday, May 17, 2023 

 
The following members were present constituting a quorum: 
 

Members Present: Katie Bell, Brooke Freidenberger, Scott Gibbons, Brian Higginbotham, 
Jasilyn Heaps, Bob Holbrook, Stuart Reis  
 
Alternate Members in Attendance: Jamie Anderson, Lazaro Soto 
 
City Staff: Councilmember Jon Wells, Councilmember Curtis Wall, Mayor Kris Monson, 
Brian Boudrero, Kenzie Nelson 
 
Others in Attendance: Jeff Barnes, Michelle Anderson, Jon Harrop, Bayler Gunnell, 
Michael Heaps, Angie Heaps, Dustin Rollins, Lee Carter, Debbie Zilles 
 
6:30 p.m. Meeting called to order by Chairman Gibbons 
 
Consideration of consent agenda and approval of meeting minutes    
 

Chairman Gibbons declared the minutes from the April 19, 2023 meeting be approved 
with the following changes: Commissioner Freidenberger said it should be noted that the 
NNHC representative confirmed for her that the townhomes would also be ‘sweat equity’.  
Chairman Gibbons suggested listing the Alternate Commissioners rather than identifying 
them under “Others in Attendance”.  He also noted that the applicant of the Bench 
Outlook Subdivision advised that the owner(s)/building(s) will be owner-occupied. 
 
AGENDA ITEMS  
 

 
 

Bayler Gunnel said there have been no changes from the preliminary plat.  Mr. 
Boudrero pointed out that two separate lines were called out for the concrete cut; he 
also advised that the proposal had been reviewed by the Subdivision Technical 
Review Committee (STRC).  
 

MOTION: Motion by Commissioner Higginbotham to approve the request by Bayler 
Gunnell for approval of the Final Plat for the Gunnell Minor Subdivision, a (2) lot/unit 
subdivision located at approximately 119 West 100 South. Cache County Parcel 
Number 08-086-0065. Zoned R-1-10 (Single Family Residential 10,000 Square 
Feet). Commissioner Bell seconded the motion. Motion approved (7-0). 

 

  Vote: 
     Aye: Bell, Freidenberger, Gibbons, Heaps, Higginbotham, Holbrook, Reis  

Discussion and possible vote on the request by Bayler Gunnell for approval of the 
Final Plat for the Gunnell Minor Subdivision, a (2) lot/unit subdivision located at 
approximately 119 West 100 South. Cache County Parcel Number 08-086-0065. 
Zoned R-1-10 (Single Family Residential 10,000 Square Feet). 
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Chairman Gibbons noted that items 5-7 on the published agenda (see below) will be 
discussed at a future meeting per the applicant’s request. 

 
5. Discussion and possible vote on the request by Heritage Land Development 
for approval of the Preliminary Plat for the Lupine Village Subdivision, a (162) 
lot/unit subdivision located at approximately 485 North 400 West.     
 
6. Introduction and Public Hearing for the purpose of discussing Ordinance 23-
19, 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 28.95 acres. The 
request was submitted by Heritage Land Development.   
 
7. Discussion and possible vote on Ordinance 23-19. 
 

 
 
Mr. Boudrero explained that the permit is being amended so it applies to Parcel 08-109-
0001. 
 

MOTION: Motion by Commissioner Heaps to approve the Conditional-Use Permit 
request by Trueline Contractors, LLC to operate an excavation business at 
approximately 600 South 400 West. Cache County Parcel Number 08-109-0001. 
Zoned M-1 (Manufacturing). Commissioner Bell seconded the motion. Motion 
approved (7-0). 

 

  Vote: 
     Aye: Bell, Freidenberger, Gibbons, Heaps, Higginbotham, Holbrook, Reis 
 

 
 
Jon Harrop from Visionary Homes said nothing has changed from the preliminary plat.   
Mr. Boudrero noted that the project was reviewed by STRC.  
 

MOTION: Motion by Commissioner Bell to approve the request by Visionary Homes 
for approval of the Final Plat for the Village at Fox Meadows MPC, Phase 6, a (57) 
lot/unit subdivision located at approximately 650 North 550 West. Zoned MPC 
(Master Planned Community). Commissioner Holbrook seconded the motion. 
Motion approved (7-0). 

 

  Vote: 
     Aye: Bell, Freidenberger, Gibbons, Heaps, Higginbotham, Holbrook, Reis 
 

Discussion and possible vote on the Conditional-Use Permit request by Trueline 
Contractors, LLC to operate an excavation business at approximately 600 South 400 
West. Cache County Parcel Number 08-109-0001. Zoned M-1 (Manufacturing). 

Discussion and possible vote on the request by Visionary Homes for approval of the 
Final Plat for the Village at Fox Meadows MPC, Phase 6, a (57) lot/unit subdivision 
located at approximately 650 North 550 West. Zoned MPC (Master Planned 
Community). 
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Mr. Boudrero explained that this is being proposed so that most minor Conditional Use 
Permits (e.g., those that will have no impact) can be approved by staff without having to 
come before the Commission. The goal is to streamline the process and save time.  .   
 
6:43 p.m. Public Hearing Opened – No comments. 
 
6:44 p.m. Public Hearing Closed 
 

 
 
Commission Heaps said this streamlined approach makes sense and will be more 
efficient. 
 
Mr. Boudero confirmed that the Commission will be involved if there is anything 
questionable, if residents will be impacted, or if the request is very disruptive (e.g., a 
home-based daycare that will have customers coming/going).  
 
Commissioner Reis questioned what criteria would be used if a project were to be 
denied. Mr. Boudrero said permits will be reviewed/approved/denied based on state 
law. Conditions of approval can be added to help mitigate any possible detrimental 
impacts.   
 
Commissioner Freidenberger advised that a similar process should be considered for 
trailer permits (when someone would like to live in their trailer while a home is being 
built or remodeled). She spoke with Mr. Boudrero about this before the meeting. 
 

MOTION: Motion by Commissioner Freidenberger to forward a recommendation 
of approval to the City Council for Ordinance 23-17, an Ordinance amending the 
Smithfield City Municipal Code Title 17 “Zoning Regulations”, Chapter 17.120 “Use 
Matrix Table”, Section 17.120.010 “Use Allowance Matrix”. Commissioner Bell 
seconded the motion. Motion approved (7-0). 

 

  Vote: 
     Aye: Bell, Freidenberger, Gibbons, Heaps, Higginbotham, Holbrook, Reis 
 

Introduction and Public Hearing for the purpose of discussing Ordinance 23-17, an 
Ordinance amending the Smithfield City Municipal Code Title 17 “Zoning 
Regulations”, Chapter 17.120 “Use Matrix Table”, Section 17.120.010 “Use 
Allowance Matrix”. 

Discussion and possible vote on Ordinance 23-17 
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Mr. Boudrero said this ordinance is comprised of information pulled from different cities. 
The state requires a city to have an ordinance in place for citizens to receive a rebate 
for water-efficient landscaping.   
 
6:50 p.m. Public Hearing Opened – No comments. 
 
6:51 p.m. Public Hearing Closed 
 

 
 
Commissioner Higginbotham asked how this would work if there is an onsite detention 
basin (as addressed in 17.100.035 Section E) with the wording in Section B. Limitations 
on Lawn:” No more than fifty percent (50%) of front and side yard landscaped area in 
new residential developments is lawn. Lawn limitations do not apply to small residential 
lots with less than two hundred fifty (250) square feet of landscaped area”. He asked if 
there would be any exceptions. Mr. Boudrero said residents can put sod in the basins.  
He cited two examples of residents who have done this. Commissioner Higginbotham 
said there are many basins with grass, however, he is not satisfied with this as a 
solution and suggested a possible exclusion of the 50% requirement for those who have 
basins. Mr. Boudrero said those types of changes can be made. He will also do more 
research into the rebate program.   
 
Commissioner Higginbotham said his job deals with water efficiency and he agrees with 
the efforts being made to accomplish this goal. His understanding of the legislature is 
that the goal is to incentivize rather than mandate. This proposal seems to be more of a 
mandate because of the “shall” wording. Section 17.100.022 essentially requires that a 
smart irrigation controller is required in landscaped areas – which may not work for 
everyone. Mr. Boudrero said his understanding is this ordinance does not have to be 
used or implemented unless a rebate is requested, however, agreed that there could be 
more flexibility in some of the options. 
 
Chairman Gibbons agrees with Commissioner Higginbotham and questioned how this 
would be enforced. Although he agrees with the idea of water conservation, he 
encouraged caution with issues that are codified and mandating things that can and 
cannot be done with water. Mr. Boudrero said one option could be including a 
disclaimer regarding when/where this ordinance may be used. 
 

Introduction and Public Hearing for the purpose of discussing Ordinance 23-20, an 
Ordinance amending the Smithfield City Municipal Code Title 17 “Zoning 
Regulations”, Chapter 17.100 “Site Development and Landscaping”, Sections 
17.100.010 “Purpose”, 17.100.020 “Definitions”, 17.100.030 “Landscaping in 
Commercial Zones”, 17.100.040 “Landscaping Requirements in Manufacturing 
Zones”, 17.100.045 “Landscaping Requirements in Multi-Family Zones”, and adding 
in their entirety 17.100.021 “Applicability”, 17.100.022 “Water Efficiency Standards”, 
17.100.055 “Institutional”, and 17.100.035 “Landscaping Requirements in Residential 
New Construction”. 

Discussion and possible vote on Ordinance 23-30 
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Commissioner Anderson asked about the state’s specific requirements. Mr. Boudrero 
said he can do more research and that the wording of the ordinance can mirror those 
requirements. Chairman Gibbons suggested reviewing the legislation and determining 
exactly what is required to be in the ordinance. Commissioner Bell suggested adding an 
explanation for the purpose of the ordinance. 
 
Councilmember Wall provided Mr. Boudrero with a copy of the state requirements and 
the ordinance that Hyde Park City recently passed. The Utah Division of Water 
Resources (housed within the Department of Natural Resources) is administering a 
landscape incentive program (for residents and commercial). Eligible citizens can 
receive a cash incentive of $1.50 per sq. ft. for water-wise landscaping changes once a 
city has an ordinance (there is $3 million in the fund and Gov. Cox, who has put $300 
million into water savings, said he will continue to fund the program as long as it is being 
used). Until an ordinance is passed by the City Council, no one will qualify for the 
rebate.   
 
Chairman Gibbons asked Mr. Boudrero to work with Commissioner Higginbotham on 
the wording of the ordinance and the Commission will continue the discussion at next 
month’s meeting.     
 
MEETING ADJOURNED at 7:10 p.m. 
 
Minutes submitted by Debbie Zilles 
 
 
____________________ 
Scott Gibbons, Chairman  
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ORDINANCE NO 23-21 
 
AN ORDINANCE AMENDING TITLE 17, ZONING OF THE SMITHFIELD 
MUNICIPAL CODE, BY AMENDING THE ZONING MAP OF SMITHFIELD CITY. 
 
 BE IT ORDAINED by the City Council of Smithfield City, Utah as follows:  
 
That certain map or maps entitled "Zoning map of Smithfield City, Utah" is hereby amended 
and the following described property is hereby rezoned from R-1-12 (Single Family Residential 
12,000 Square Feet) to MPC (Master Planned Community).  
 
 Approximate Property Location: East of 200 South 1000 East  
 
Cache County Parcel Number: 08-048-0012 
 
BEG AT SW COR SE/4 SEC 26 T 13N R 1E & TH N 0*04'29" W 836.60 FT ALG EXISTING 
BNDRY FENCE LN TH N 89*58'32" E 1838.47 FT ALG EXISTING BNDRY FENCE LN 
TH S 837.38 FT TO S LN OF SEC 26 TH W 1838.21 FT ALG S LN TO POB SUBJ TO & 
WITH 60 FT R/W ON DEED CONT 35.32 AC LESS THE W'LY 50 FT TO SMITHFIELD 
CITY 707/547 0.96 AC NET 34.36 AC 
 
 APPROVED by the Smithfield City Council this 12th day of July, 2023. 
 
SMITHFIELD CITY CORPORATION 
 
 
 
________________________________ 
Kristi Monson, Mayor 
 
ATTEST: 
 
 
 
________________________________ 
Justin B. Lewis, City Recorder  
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ORDINANCE NO. 23-10 
 

WHEREAS, the City Council of Smithfield City, Cache County, Utah, passed and 
adopted the Smithfield Municipal Code on November 11, 2015; and 
 

WHEREAS, the City Council has determined there is a need to update, repeal, amend 
and/or modify certain provisions contained in the referenced Municipal Code; 
 

NOW, THEREFORE, the City Council of Smithfield City, Utah hereby adopts, passes 
and publishes the following: 

 
AN ORDINANCE AMENDING THE SMITHFIELD CITY MUNICIPAL CODE 

 TITLE 17 “ZONING REGULATIONS”, CHAPTER 17.81 “MASTER PLANNED 
 COMMUNITY (MPC) ZONE”, SECTIONS 17.81.050 “DEVELOPMENT 
 STANDARDS”, 17.81.090 “LANDSCAPING”, 17.81.100 “DENSITY BONUSES” 
 AND 17.81.030 “DEFINITIONS”.  
 
BE IT ORDAINED BY THE CITY COUNCIL OF SMITHFIELD CITY, CACHE COUNTY, 
UTAH, AS FOLLOWS: 
 

1.    The following sections shall be amended as indicated. Those portions which are struck 
 out shall be deleted and those that are highlighted in yellow shall be added. 

 
17.81.050 DEVELOPMENT STANDARDS 
 
The following are the minimum development standards and regulations for an MPC zone. 
Developers are encouraged to go above and beyond these requirements, but these are the minimums 
required to obtain approval of an MPC. 
 

A. Project Size: An MPC shall not be less than fifteen (15) acres in size.  
B. Primary Use: An MPC shall be residential. 
C. Housing Types: Developers are encouraged to provide a mix of housing types in an 

MPC. Such types may include, but are not limited to single-family (detached, single-
family attached, twin homes, cluster) and multi-family duplex/triplex/ (tri-plex four-plex, 
five-plex six-plex, etc). 

1. Developers are required to have at least two three (3) types of housing, one two 
(2) of which must be single-family detached. Single-family detached housing 
must make up at least forty percent (40%) of the total housing units in the project 
but shall not make up more than sixty percent (60%) of the total housing units in 
an MPC. 

2. Developers may reduce the percentage of required single-family detached 
housing, in exchange for an increase in open space, as outlined in SMC 
17.81.060. In no case shall the percentage of single-family detached housing be 
less than thirty-five percent (35%) of the total required housing units. 

D. Base Density: The base density shall be six (6) units per acre, exclusive of any property 
in the development which is needed for rights-of-way. Density bonuses shall be 
calculated by first determining the allowable number of units. The allowable number of 
units shall be calculated as follows: Net Acreage * 6 = Base # of dwelling units 

E. Single Primary Structure Required: Regardless of the number of dwelling units 
contained in a primary structure, no lot may contain more than one (1) primary structure. 
All the dwelling units on the lot shall be contained within that primary structure. No 



single lot may contain in excess of six (6) five (5) dwelling units in the primary structure 
on that lot. 

F. Lot Widths/Setbacks: The primary dwelling structure shall be set back from either the 
property line or right-of-way lines as shown below. (All measurements are in feet):  

 
G. Encroachment into the Setback: 

 
1. The ordinary projection of bay windows, chimneys, awnings, ornamental features, 

eaves and general building design projections, may encroach into any of setbacks, 
provided none of the encroachments exceeds twenty-four inches (24”) in depth. 

2. Unsheltered decks shall be allowed to project into the rear setback a maximum of 
ten feet (10’). In no case shall the unsheltered deck be built to a height greater 
than the uppermost floor level. 

H. Dwelling Unit Minimum Size: Each dwelling unit in an MPC shall contain a minimum 
of eight-hundred fifty (850) square feet of living space, and the ground-floor footprint of 
any building which contains dwelling units shall not be less than five hundred (500) 
square feet per dwelling unit. 

I. Building Orientation: 
1. No residential dwelling structure in an MPC may face the rear of another dwelling 

structure on an adjoining/adjacent parcel/lot. 
2. Buildings with their front facing each other shall have a minimum of twenty-five 

feet (25’) between building fronts.  
J. Height Regulations: No primary structure shall be erected to a height greater than thirty-

five feet (35’), the height being measured from the threshold (finish floor elevation) of 
the lowest main entrance to the highest point of the main building. 

K. Signage: Signage for the MPC should be coordinated and cohesive throughout the entire 
project. Signs shall comply with the requirements of SMC 17.36, “Signs.” 

L. Lighting: All lighting shall conform to SMC 9.24, “Outdoor Lighting.” 
M. Trash: All community trash containers shall be screened from public view and adjacent 

properties with a six-foot (6’) sight-proof fence or wall. The placement of trash 
containers and access thereto shall be reviewed and approved by the entity designated by 
Smithfield City to provide waste management services to the MPC. Unless otherwise 
required by the waste management provider, openings shall be oriented away from public 
view or screened with opaque gates and shall provide ease of access for trash collection. 
No trash containers or enclosures may be located within a required front or street-side 
yard setback, and no single family attached, or multi-family trash containers or 
enclosures may be located within setback. 

N. Parking: 
1. Each dwelling unit shall be required to have the following off-street parking 

spaces: 

 
 

2. If calculating the required number of parking spaces results in a fraction, the next 
highest whole number of required parking spaces shall be required. (E.G., 3.25 = 

Dwelling Dwelling 

10’ 20’ 



4 required parking spaces.)  
3. In order to facilitate better design of an MPC, required off-street parking spaces 

may be grouped together; however, in no case shall more than twenty-five percent 
(25%) of the required parking spaces be grouped together. A professional parking 
study may be used to show acceptable alternate parking configurations.  

 
17.81.090 LANDSCAPING 
 

The following provisions shall apply to the open space in all MPC projects: 

A. A preliminary landscaping plan, prepared by a Landscape Designer or Landscape 
Architect, shall be submitted with the preliminary development plan for the MPC. Said 
plan shall include the number, type and, size of all proposed plants, trees, and shrubs 
within the MPC. 

1. The plan shall also include a proposal for how the open-space landscaping shall 
be irrigated and maintained. Areas landscaped with sod shall have a sprinkler or 
irrigation system, and all other landscaped areas shall have a drip line or other 
approved irrigation system. 

B. Developers shall prepare a landscaping plan consisting of a variety of trees, shrubs and 
other plantings suitable for the climate. Developers are encouraged to use trees found on 
the Smithfield City list of approved large and small trees. Drought-tolerant, low-water 
plantings are encouraged. Trees shall be a minimum two-inch (2”) caliper.  

C. The developer in an MPC shall be required to landscape open space and the HOA shall 
provide for the maintenance of the required landscaping, not only within the MPC but 
also in those areas between the sidewalk and the curb and gutter of a right-of-way, 
regardless of whether it is a public or private right-of-way.  

17.81.100 DENSITY BONUSES 
 
The chart below outlines the requirements and regulations on density bonuses within an MPC. All 
amenities must be approved by the Planning Commission before the density bonus will be awarded. 
In no case shall the density bonus exceed fifty percent (50%) of the base density. An amenity or 
feature may not be used to receive a density bonus under more than one density bonus category. 
 
* Total project cost is determined by the cost for infrastructure installation for the development. 

 
 
17.81.030  DEFINITIONS 
 
Cluster Housing: Cluster housing is a development of at least four (4) or more homes, designed 
using various forms of architecture, in which the houses are arranged in relatively close groups 
around a central common space sharing site amenities such as parking and landscaping in a coherent 
site design, located either on a single lot or individually platted lots. 
 
Five-plex: A multi-family home, arranged or designed to be occupied by five (5) families. The 
structure having only five (5) dwelling units under individual ownership on one (1) lot.  



 
Four-plex: A multi-family home, arranged or designed to be occupied by four (4) families. The 
structure having only four (4) dwelling units under individual ownership on one (1) lot. 
 
Tri-plex: A multi-family home, arranged or designed to be occupied by three (3) families. The 
structure having only three (3) dwelling units under individual ownership on one (1) lot.  
 
Twin Home: Two (2) single family homes that share an adjoining or communal wall, with separate 
and individual yard space. 
 
2. Should any section, clause, or provision of this Ordinance be declared by a court of competent  
      jurisdiction to be invalid, in whole or in part, the same shall not affect the validity of the 
      Ordinance as whole, or any other part thereof.                

 
      3.   All ordinances, and the chapter, clauses, sections, or parts thereof in conflict with provisions of        
            this ordinance are hereby repealed, but only insofar as is specifically provided for herein. 

 
      4.   This ordinance shall become effective after the required public hearings and upon its posting 
            as required by law.  
 
            THIS ORDINANCE shall be attached as an amendment to the Smithfield Municipal 
            Code above referred to. 

  
Approved and signed this 12th day of July, 2023 

      
SMITHFIELD CITY CORPORATION 
 
 
 
________________________________ 

      Kristi Monson, Mayor 
          
      ATTEST: 
 
 
 
      ________________________________ 

Justin B. Lewis, City Recorder       
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