
Meeting Location: 648 S Hideout Way

1. Call to Order
2. Minutes Review/Approval (action)

Attachments:

2024-12-03 PC (2024-12-03_PC.pdf)

3. Public Comment
4. Review Letter of Intent (discussion/action)

Attachments:

Letter of Intent Julie Bailey (Letter_of_Intent_Julie_Bailey.pdf)

5. Permitted/Conditional Use Revision (discussion)

Attachments:

Typical Commercial and Industrial Definitions (Typical_Commercial_and_Industrial_Definiti
ons.docx)
Title 10 Permitted Uses (Title_10_Permitted_Uses.pdf)
Updated Permitted Uses (Updated_Permitted_Uses.pdf)

6. Monticello City Annexation Expansion Map Review (discussion)

Attachments:

2024 Monticello City Expansion Zone Arch B (2024_Monticello_City_Expansion_Zone_Arc
h_B.pdf)
2024 Monticello City Expansion Zone No Imagery (2024_Monticello_City_Expansion_Zone
_No_Imagery.pdf)

7. Housing Study Review (discussion)

Attachments:

Dwelling on the Future_8.30.24 (1) (Dwelling_on_the_Future_8.30.24__1_.pdf)

8. Administrative Communications

Attachments:

PC Recommends 2024 (PC_Recommends_2024.docx)

Planning Commission Meeting
Tuesday, January 7, 2025 at 6:30 pm

Attendees: Chairperson Lee Bennett, Commissioner Robert Christensen,
Commissioner Mary Cokenour, Assistant City Manager Megan Gallegos,

City Recorder Melissa Gill
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9. Next Meeting Agenda
10. Adjournment (action)

Audio File

Notice of Special Accomodations
THE PUBLIC IS INVITED TO ATTEND ALL CITY MEETINGS In accordance with the Americans
with Disabilities Act, anyone needing special accommodations to attend a meeting may contact the
City Office, 587-2271, at least three working days prior to the meeting. City Council may adjourn to
closed session by majority vote, pursuant to Utah Code §52-4-4 & 5

Contact: Melissa Gill (melissa@monticelloutah.org 435-587-2271) | Agenda published on 01/03/2025 at 10:19 AM
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Meeting Location: 648 S Hideout Way

1. Call to Order

Minutes:
Commissioner Bennett called to order the Monticello City Planning Commission meeting at 6:30
pm. There were no visitors present.

2. Minutes Review/Approval (action)

Minutes:
MOTION to approve the minutes of November 05, 2024 was made by Commissioner Cokenour
and seconded by Commissioner Bennett. The motion passed unanimously.
Vote results:
Ayes: 3 / Nays: 0

3. Public Comment

Minutes:
There was no public comment.

4. Annexation Policy Revision (discussion)

Minutes:
Assistant City Manager Gallegos informed the Commission that the City Council reviewed the
Monticello City Future Annexation Expansion Map at their last meeting. She introduced portions of
Utah State Code that outline the process of creating an Annexation Plan. The Commission
reviewed the Attorney notes provided on the current City Annexation Plan. Commissioner Bennett
led the conversation. The character of Monticello City along with what the Commission and
Citizens envisioned for its future was discussed. The substantive and procedural requirements
were reviewed along with the specifics of required public noticing. Bennett stated that in order to
meet all of the substantive requirements City Manager Kulow would need to be involved with the
financial and taxation aspects. Commissioner Cokenour suggested the City also involve the City
Auditors and the County Tax Assessor to help determine an estimate of the tax consequences.
The Conservation Reserve Program, Water Rights, Overlay Zones and Wellhead Protection Areas
were other issues discussed as having an impact on the future annexation map plan. Gallegos

Planning Commission Meeting
Minutes

Tuesday, December 3, 2024 at 6:30 pm
Attendees: Chairperson Lee Bennett, Commissioner Robert Christensen

(6:33 PM), Commissioner Mary Cokenour, Assistant City Manager Megan
Gallegos, City Recorder Melissa Gill
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stated that Public Works Director Baird was working on collecting information to bring to the
Commission at a future meeting. The current Monticello City Annexation Policy was reviewed by
the commission members and administration present at the meeting. It was determined by the
Commission that the current plan would be used as a guide for the revision
Gallegos was tasked with researching other municipalities that have updated their annexation plan
with the new updates from the Utah State Legislative changes from November 2024.

5. Permitted/Conditional Use Revision (discussion)

Minutes:
Commissioner Bennett led the discussion on the permitted/conditional use revisions. She
presented a chart that outlined all permitted uses for each City Zone (A1, C1, C2, G1, I1, R1, R2).
The Commission reviewed all the permitted uses for each zone but focused on C1 and C2.
Bennett assigned the commission to review the permitted uses per zone, determine where they
felt each belonged, and bring it back to the next meeting for review and discussion. City Recorder
Gill was tasked with researching the definitions which determine what businesses should be in
commercial zones and industrial zones.

6. Administrative Communications

Minutes:
Commissioner Bennett reported that the Governor signed some legislation that will affect some of
the City’s land use codes. She outlined those changes to the Commission. Gallegos gave
Commissioner Christensen an update on codes that have gone into effect since his last meeting.
She informed the Commission that Commissioner Christensen’s term will be up in January so the
City is requesting letters of intent.

7. Next Meeting Agenda

Minutes:
Feedback from Commission on Permitted Uses - Expansion Map Review - Housing Study Update
- Planning Commission Letters of Intent - Legislative Update on Land Use Laws

8. Adjournment (action)

Minutes:
MOTION to adjourn the meeting was made by Commissioner Christensen and seconded by
Commissioner Cokenour. The motion passed unanimously and Commissioner Bennett adjourned
the Monticello City Planning Commission meeting at 8:30 pm.
Vote results:
Ayes: 3 / Nays: 0

Audio File
https://soundcloud.com/user-250815044/2024-12-03-planning-commission

Notice of Special Accomodations
THE PUBLIC IS INVITED TO ATTEND ALL CITY MEETINGS In accordance with the Americans
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with Disabilities Act, anyone needing special accommodations to attend a meeting may contact the
City Office, 587-2271, at least three working days prior to the meeting. City Council may adjourn to
closed session by majority vote, pursuant to Utah Code §52-4-4 & 5

Contact: Melissa Gill (melissa@monticelloutah.org 435-587-2271)
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Commercial Zone 

A commercial zone is an area designated for businesses that provide goods and services directly 

to consumers or other businesses. The focus is on retail, entertainment, office spaces, and 

service-oriented establishments. 

Examples of businesses in a commercial zone: 

• Retail stores (clothing, electronics, bookstores) 

• Restaurants, cafes, and bars 

• Office buildings (corporate offices, real estate agencies) 

• Personal service providers (salons, gyms, medical clinics) 

• Entertainment venues (theaters, arcades, museums) 

• Hotels and motels 

Characteristics of Commercial Zones: 

• Higher foot traffic 

• Often located near residential areas or city centers 

• Designed for customer accessibility and parking 

Industrial Zone 

An industrial zone is designated for businesses engaged in manufacturing, production, 

storage, and distribution of goods. The activities often involve heavier machinery and larger-

scale operations compared to commercial areas. 

Examples of businesses in an industrial zone: 

• Factories and manufacturing plants 

• Warehouses and distribution centers 

• Processing plants (food processing, chemical plants) 

• Recycling facilities 

• Logistics and freight companies 

Characteristics of Industrial Zones: 

• Located away from residential areas due to noise, pollution, and traffic concerns 

• Zoning regulations may include restrictions on emissions, noise levels, and hours of 

operation 

Zoning Factors and Considerations 

Local zoning regulations take several factors into account: 

• Noise and Pollution: Industrial activities are often louder and produce more emissions. 

• Traffic and Accessibility: Commercial zones prioritize consumer traffic, while industrial 

zones focus on freight and heavy vehicles. 
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• Infrastructure Needs: Industrial zones require infrastructure for heavy equipment, 

storage, and large transportation networks. 

• Land Use Compatibility: Industrial zones are separated from residential areas to avoid 

conflicts. 

These zoning distinctions help cities manage urban planning and development to balance 

economic growth, livability, and environmental concerns. Regulations and definitions can vary 

widely by jurisdiction. 
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PERMITTED USE

A1 RESIDENTIAL-

AGRICULTURAL C1 COMMERCIAL

C2 LIGHT 

COMMERCIAL I1 INDUSTRIAL R1 RESIDENTIAL R2 RESIDENTIAL

Accessory buildings Yes Yes Yes Yes Yes Yes

Accessory buildings and structures…used in conjunction with and 

incidental to a principal use or structure permitted in the zone
Yes

Accessory buildings including equipment storage and supply 

storage customarily used in conjunction with and incidental to a 

principal use or structure

Yes

Accessory signs
In conformance with 

10-2-6

In conformance 

with 10-2-6

Accessory uses and structures…incidental to and do not 

subtantially alter the character of the permitted principal use or 

structure

Yes

Automobile and truck repair establishements and auto body shops Yes

Automobile and truck repair establishments…within an enclosed 

structure and with no outside storage of parts of and inoperable 

vehicles will be covered by a fence

Yes Yes

Automobile, motorcycle, ATV, and snowmobile sales and rental 

structures and lots; Also related repair facilities…included as an 

integral part of the sales structure and no outside storage of parts 

and nonoperative vehicles will be covered by a fence

Yes Yes

Yes, but does not 

require enclosed 

storage

Automotive service establishments including gasoline stations, car 

washes, parking lots and storage garages
Yes Yes Yes

Automtive service establishments including gasoline stations, car 

washes, parking lots, storage garages, and minor automotive 

repair establishments

Yes

Boarding house, lodging house, bed and breakfast, rooming house Yes Yes Yes Yes

Buildings exceeding 30 ft in height Yes

Buildings over 20,000 sq ft on ground floor Yes

Bunkhouses used by workers and staff Yes

Cabinet, taxidermy, welding, and metalsmithing shops Yes

Care and keeping of livestock and fowl.  Also barns, corrals, pens 

and shed for the care and keeping of the permitted animals and 

fowl

Yes Yes

Childcare Yes Yes Yes Yes

Churches, not including temporary revival tents or buildings Yes Yes Yes Yes Yes

Communications towers Yes Yes

Commercial Plug-in Electric Vehicle Charging Stations that 

conform to 10-2-8 of this title.
Yes Yes

Yes, but does not 

require enclosed 

storage
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Concrete mixing, gravel crushing, stonecutting, and rock, sand, 

and gravel distribution
Yes

Conditional uses
In conformance 

with 10-2-8

In conformance 

with 10-2-8

In conformance with 

10-2-8

Convenience stores for sale of food and variety products Yes Yes
Yes, if part of 

gasoline station

Daycare, nursery, preschool 

Requires 

conditional use 

permit

Yes Yes Yes Yes

Diagonal parking
In conformance 

with 10-2-12

In conformance with 

10-2-12

In conformance 

with 10-2-12

Establishments for the sale of hardware, lumber, plumbing, and 

heating equipment and similar building products; All storage shall 

be within a building or an enclosure surrounded by a fence not 

less than 6 ft high

Yes Yes

Yes, but does not 

require enclosed 

storage

Fences
In conformance 

with 10-2-14

In conformance 

with 10-2-14

In conformance with 

10-2-14

In conformance 

with 10-2-14

In conformance with 

10-2-14

In conformance 

with 10-2-14

Fences, walls, and hedges Yes

Foster care homes Yes Yes Yes Yes Yes

Funeral home Yes

General retail stores and shops providing goods and services for 

sale at retail in the customary manner
Yes Yes

Grain bins and silos Yes

Growing fruits and vegetables for household use Yes Yes Yes Yes

Growing of field crops and fruit Yes

Growing of field crops and fruit and the machinery and equipment 

sheds used for storage of equipment in connection with 

agricultural activities performed on the premises

Yes

Growing of field crops, garden produce, and fruit for sale or trade
Requires conditional 

use permit

Requires 

conditional use 

permit

Home occupations
Requires conditional 

use permit

Requires 

conditional use 

permit

Hospitals Yes

Hotels and motels Yes Yes

Household pets Yes Yes Yes Yes Yes

Impound yards, automobile wrecking yards Yes

Iron and steel fabrications, metalworking and welding shops Yes

Junkyards, collecting of rags, paper, iron or scrap materials Yes

Keeping of chickens
In conformance with 

10-2-12

In conformance 

with 10-2-12

Landscape business, exclusive of gravel crushing and which do not 

violate dust, noise, or nuisance ordinances
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Landscaping businesses, plant nurseries and shops, including 

storage of equipment and materials
Yes

Laundries and dry cleaning establishments and laundromats Yes Yes

Live-work units Yes Yes

Long-term rental of dwelling units
In conformance with 

10-2-17

In conformance 

with 10-2-17

Lumber and planing mills, cabinetry, and taxidermy, and the 

equipment and materials storage used in conjunction with these 

businesses

Yes

Machine shops Yes

Machinery and equipment shed used for storage of equipment in 

connection with agricultural activities performed on the premises
Yes

Requires conditional 

use permit

Requires 

conditional use 

permit

Metal casting Yes

Mobile home parks
In compliance with 

10-13

Mobile homes on foundations with tie down Yes Yes Yes

Multi-family dwellings, townhouses and condominiums Yes Yes Yes

Office buildings, medical clinics, banks, insurance, and financial 

services
Yes Yes

Ore reduction and processing Yes

Person service establishments such as barber and beauty shops, 

reception centers, and similar establishments
Yes Yes

Plant nursery Yes

Portable storage containers
In conformance 

with 10-2-10

In conformance 

with 10-2-10

In conformance with 

10-2-10

In conformance 

with 10-2-10

Public agency arenas such as rodeo grounds, equestrian sports 

facilities, fairgrounds
Yes

Public agency parks and playground Yes Yes Yes Yes Yes

Public buildings and grounds, including shops and storage Yes Yes

Public parks, buildings and grounds, not including storage yards or 

repair shops
Yes Yes

Public buildings for mechanical uses, livestock impoundments, 

storage yards, and repair shops
Yes

Public parks and buildings Yes Yes

Public, private and parochial schools and grounds Yes Yes Yes Yes Yes

Recreational vehicle park
In conformance 

with 10-15

Recreatonal enterprises including bowling alley, recreation center, 

indoor motion picture theater, athletic clubs, private clubs, 

sororities, and fraternal lodges

Yes

Rest homes, nursing homes, convalescent homes, assisted living 

homes

Requires 

conditional use 

permit

Yes
Requires conditional 

use permit

Requires 

conditional use 

permit
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Restaurants, food drive-ins, bars, taverns, pubs Yes Yes

Sexually oriented business
In conformance 

with 3-11

Shopping centers, supermarkets, clothing stores Yes Yes

Short-term rental units
In conformance 

with 10-2-17

Signs
In conformance 

with 10-2-6

In conformance 

with 10-2-6

In conformance with 

10-2-6

In conformance 

with 10-2-6

Single and two-family dwellings of conventional construction and 

manufactured homes 
Yes

Single-family dwellings of conventional construction and 

manufactured homes
Yes Yes Yes Yes

Slaughter houses, meat packaging, and wholesale distribution of 

meat products
Yes

Small homes of conventional construction and manufactured 

homes
Yes Yes Yes Yes

Small homes  and tiny homes of conventional construction and 

manufactured homes
Yes Yes Yes

Solar energy systems
In conformance 

with 10-2-16

In conformance with 

10-2-16

In conformance 

with 10-2-16

Temporary uses
In conformance 

with 10-2-9

In conformance 

with 10-2-9

In conformance with 

10-2-9

In conformance 

with 10-2-9

In conformance with 

10-2-9

In conformance 

with 10-2-9

Tire recycling and storage establishments Yes

Unavailable for private development

Utility lines Yes Yes Yes Yes

Utility lines and buildings Yes Yes Yes

Veterinary clinics and animal boarding facilities Yes

Veterinary clinics for treatment of household pets and the 

enclosed temporary boarding of same while receiving care
Yes Yes

Walls and Hedges Yes Yes Yes Yes

Warehousing and storage Yes

Megan's Notes:
Mobile home parks aren't permitted in any zone but agriculture. 

Detached and attached accessory dwelling units under permitted uses would make it easier to find. 
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Dwelling on the Future: 

Housing Needs and 

Strategies for the 

Preservation and 
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County’s Communities 
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PLANNING COMMISSION RECOMMENDATIONS TO CITY  COUNCIL IN 202 4  
City of Monticello, Utah 

 
 
1. Planning Commission Membership:  PC members voted to retain the present chair person.  Continued difficulty with 
filling two vacancies on the commission prompted City Council to adopt Ordinance 2024-5 changing from a 5-person 
commission to a 3-person commission with a quorum defined as two commissioners.  All members fulfilled the state 
requirement to complete the "conflict of interest" forms and the annual Open Meetings Act training. 
 
2. Zone Change Request at 365 E 100 N:  Recommended approval of the request to change from A-1 to R-2.  A public 
hearing was held at which the property owner described the rental as preferably long-term but short-term would be 
considered.  No other comments were heard.  The recommendation was consistent with General Plan goal for land use 
planning (3.11). 
 
3. Request for reduction of paved parking at 448 South Main:  Location has 8 paved parking spaces and 4 on gravel, but the 
business will be open 24 hours, thus demand for parking will be spread out over the day.  Request was supportive of 
General Plan goal for economic development (3.6).  Recommended in April to City Council that the request be granted.   
 
4. Request to reduce frontage requirement on parcel A000000H007A facing 100 West:  A proposed 4-unit multi-family 
complex could meet all other requirements if the frontage requirement was reduced by 15 feet for the subject parcel.  
Approved by Planning Commission in May.  The decision complied with General Plan goals for moderate income housing 
(3.4) and community promotion (3.5) 
 
5. Title 10 Zoning Code Updates:  Recommended approval of the extensively revised title.  A public hearing was held and no 
comments were heard.  The changes brought the code into compliance with state law and the changes complied with 
General Plan goals for land use and zoning (3.11).  Recommendation in February to City Council to pass the updated Title 10 
zoning code.   
 
6. Title 11 Subdivision Updates:  Recommended approval of the extensively revised title.  Changes were required by state 
code and city attorney recommendations.  A public hearing was held and no comments were received.  Recommendation 
complied with General Plan goals for land use and zoning (3.11).  Recommendation in February to City Council to pass the 
updated Title 11 zoning code.   
 
7. Title 10, Chapter 2, Electronic Vehicle Charging Stations:  New addition to city code required to comply with state law as 
well as public safety concerns raised by city staff.  A public hearing was held and one comment was heard.  New code 
supported energy conservation goals (3.10) in General Plan.  Recommendation in April to City Council to approve the new 
ordinance.   
 
8. Title 10, Chapter 2, Landscape Standards:  Revision of landscape requirements to conform with new state code.  A public 
hearing was held but no comments were provided.  Recommendation in November to City Council to approve the code. 
 
9.  Title 10, Chapter 17, Tiny Home Park:  New section of city code prepared to respond to public comments and city staff 
concerns.  A public hearing was held and no comments were received.  Recommendation in November to City Council to 
approve the new code. 
 
10.  Annexation Policy Plan:  Changes in state code made some of the existing plan obsolete.  Following review by city staff 
and city attorney, portions of the old code will form the basis for the new code.  Discussions with city council were started 
to determine whether the existing expansion area map, a driver of a new plan, needed to be changed. 
 
11.  Permitted Uses in Zones:  PC review revealed that C-1 and C-2 uses have a lot of overlap.  Other uses may be 
inappropriate for some zones and some codes authorized uses that were not listed as permitted.  City staff reported these 
were confusing to the public and difficult to administer.  Resolving the confusion will begin in 2025. 
 
12.  General Plan Revision:  Due to more pressing agenda items, work on the plan was postponed until 2025. 
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