Utah

The Land Above the Canyons

Planning Commission Meeting
Tuesday, September 1, 2026 at 6:30 pm

Attendees: Chairperson Lee Bennett, Commissioner Mary Cokenour, Commissioner Julie

Bailey, Assistant City Manager Megan Gallegos, City Recorder Melissa Gill

Meeting Location: 648 S Hideout Way

. Call to Order
. Commission Declaration of Conflict of Interest

Minutes Review/Approval (action)

Attachments:

2026-08-18 PC (2026-08-18_PC.pdf)

Public Comment

Monticello City General Plan (discussion/action)

Attachments:

2026-08-31 Julie Summary of Goals and Objectives (2026-08-31_Julie_Summar
y_of_Goals_and_Obijectives.pdf)

2026-08-31 Kaeden Economic Development (2026-08-31_Kaeden_Economic_Dev
elopment.pdf)

08-31-2026 Lee GP draft (08-31-2026_Lee_GP_draft.pdf)

2026-08-31 Mary Land Use Element Chart (2026-08-31_Mary_Land_Use_Elemen
t_Chart.pdf)

2026-08-31 Mary Land Use Goals (2026-08-31_Mary_Land_Use_Goals.pdf)
2026-08-31 Lee Energy Cons 9-1-26 (2026-08-31_Lee_Energy_Cons_9-1-26.pdf)

2026-08-31 Mary Annexation - Incentives (2026-08-31_Mary_Annexation_-_Incenti
ves.pdf)
2026-08-31 Lee Energy Cons 9-1-26 (2026-08-31_Lee_Energy_Cons_9-1-26.pdf)

2026-08-31 Mary Rezoning Unused AG-1 to R2 (2026-08-31_Mary_Rezoning_Unu
sed_AG-1_to_R2.pdf)

General Plan Discussion

Economic Development Element
Moderate Income Housing Element
Land Use Element

2000

Energy Conservation Element
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6. Administrative Communications
7. Next Meeting Agenda
8. Adjournment (action)

Audio File
https://soundcloud.com/user-250815044/2026-09-01-planning-commission

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 08/25/2026 at 9:12 AM
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Utah

The Land Above the Canyons

Planning Commission Meeting

Minutes
Tuesday, August 18, 2026 at 6:30 pm

Attendees: Chairperson Lee Bennett, Commissioner Mary Cokenour, Commissioner Julie
Bailey, Assistant City Manager Megan Gallegos, City Recorder Melissa Gill

Meeting Location: 648 S Hideout Way

1. Call to Order

Minutes:
Chairperson Bennett called the Monticello City Planning Commission meeting to order

at 6:32 pm. The following visitors were present: Eric George with Olde School LLC,
Mayor Kevin Dunn

2. Minutes Review/Approval (action)

Minutes:
MOTION to approve the minutes of June 2, 2026, as presented, was made by

Commissioner Cokenour and seconded by Commissioner Bailey. The motion passed
unanimously.

Vote results:

Ayes: 3 / Nays: 0 / Abstains: 0

3. Public Comment

Minutes:
There was no public present for comment.

4. Presentation Eric George (discussion/action)

Minutes:
Eric George presented a preliminary concept plan for a subdivision to be built off 450 E.

The “George Farm Development” plan has been added to the agenda packet. He
suggested the City enter a public private partnership (PPP) to create the development
in addition to seeking federal funding. The Commission discussed George’s concept
plan along with drainage corridors and floodplains that are marked in blue on the

concept map.

5. Monticello City General Plan

Minutes:
Chairperson Bennett led a discussion on the 2027 General Plan elements.
It was noted that there are no current objectives for the Energy Conservation element. Page 3



The Commission discussed adjusting zoning to allow small wind turbines and the use
of trees and shade for natural cooling of homes.

The Commissioners were assigned to build implementation charts for the discussed
elements for the next meeting.

Gallegos was assigned with updating the zone percentages throughout the city.

a. General Plan (discussion)

Minutes:

Bennett reminded the Commission that the elements of the General Plan the
Commission were responsible for were Moderate Income Housing, Energy
Conservation, and Land Use elements. She reiterated the Commission’s focus
must be on land use and future citizens needs.

b. Moderate Income Housing Element (discussion)

Minutes:

Discussion among the Commissioners and Administrators focused on how to
attract developers to Monticello. Further discussion included the current lack of
housing variety (apartments, condominium, duplexes) and real estate
throughout the city that needed to be improved. Bennett clarified that the City
could not force owners of vacant homes to fix or rent their properties.

The Commission reviewed objectives for the next five years.

c. Land Use Element (discussion)

Minutes:

The Commission reviewed objectives from the agenda packet. Discussion
included phased development in subdivision codes and the regulation of
storage container/shipping container houses. Assistant City Manager Gallegos
noted the transportation element would be broken down into highways, city
streets, sidewalks, curb and gutter, drainage, and street signs. The Parks and
Trails element will include sub-categories for recreation programs, youth/adult
recreation, and events.

6. Building Permit Update (discussion)

Minutes:
Gallegos provided a verbal update for the 2026 calendar year.

7. Administrative Communications

Minutes:

Mayor Dunn reported the City may receive revenue for airport water usage, sanitation,
and sewage from federal contracts related to the Babylon fire.

City Recorder Gill announced a town hall meeting on September 18th with the Utah
State Treasurer and State Auditor.

Gallegos informed the Commission of a Land Use Training session in Blanding on
Thursday, September 20th, at 7:00 pm. She stated that it would be livestreamed at the
City office.

8. Next Meeting Agenda Page 4



Minutes:
Moderate Income Housing — Energy Conservation — Land Use Element — Economic

Development

9. Adjournment (action)

Minutes:

MOTION to adjourn was made by Commissioner Cokenour and seconded by
Commissioner Bailey. The motion passed unanimously and Chairperson Bennett
adjourned the Planning Commission meeting at 8:42 pm.

Vote results:

Ayes: 3/ Nays: 0 / Abstains: 0

Audio File
https://soundcloud.com/user-250815044/2026-08-19-planning-commission

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)
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*%% For Planning Commission Use **%*

Summary of Goals and Objectives:

>Fill in the table as appropriate to goals and objectives. Talk with Megan if you have trouble filling in the table. Measurement is how
you'll know if the objective has been completed.<
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*%%* For Planning Commission Use ***

Summary of Goals and Objectives:
>Fill in the table as appropriate to goals and objectives. Talk with Megan if you have trouble filling in the table. Measurement is how
you'll know if the objective has been completed.<
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Monticello Economic Development and
Demographic Report

Executive Summary

Monticello’s economic position is defined by a stable public-sector and healthcare base,
strong quality-of-life assets, a strategic highway location, and persistent constraints in
population growth, housing, childcare, wages, and water capacity. The attached Monticello
City Rural Economic Blueprint 2025 identifies a practical vision: diversify the economy,
revitalize Main Street, capture more visitor spending, support remote work, develop
strategic housing, and preserve the community character that residents value (Governor’s
Office of Economic Opportunity [GOEQ], 2025). The Blueprint reports a 2024 population
estimate of 1,757 and notes that Monticello has declined slightly since the 2020 Census
while Utah and the nation continued to grow (GOEOQO, 2025; U.S. Census Bureau, 2025).

Community and Demographic Profile

Monticello is a small rural city in San Juan County with an economy shaped by its role as
county seat, its position near public lands and recreation assets, and its location at the
intersection of U.S. Highways 191 and 491. The Blueprint describes Monticello as a “tight-
knit community” with assets that include the Hideout Golf Course, a municipal airport,
broadband infrastructure, a high-performing elementary school, and sewer capacity for
additional growth (GOEO, 2025).

Recent Census-based demographic sources show Monticello’s median age in the high 30s,
older than Utah’s statewide median but near the national median. The Blueprint cites a
median age of 37.6 using 2019-2023 American Community Survey data, while Census
profile sources provide related age and sex estimates for the city. This age profile matters
for economic development because it points to a relatively small prime working-age base
and the need to retain young families, attract workers, and support older residents who
contribute to the city’s tax base and civic life (U.S. Census Bureau, 2024a; U.S. Census
Bureau, 2024b; GOEOQO, 2025).
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Key Demographic Indicators

Indicator

Population

Projected
population
growth

Median age
and age mix

Children and
seniors

Household
composition

Monticello

snapshot; Census
products should be
checked annually for
updated small-place

' estimates.

San Juan Countyis
projected to grow from

14,541 in 2020 t0 18,923 in

2060.

Monticello’s median age is

in the high 30s; San Juan
County’s median age is

- projected to rise from 33.3

in 2020 to 48.0in 2060.

" SanJuan County’s 65+

share is projected to rise
from 12.7% in 2020 to
26.9% in 2060, while the

under-18 share is projected

to decline from 28.6% to
19.9%.

Use ACS table S1101 to
report total households,
family households,
married-couple
households, and
nonfamily/single-person
households.

Interpretation

local labor pool and retail

- customer base, making
 targeted growth important.

Countywide growth
suggests modest long-

term regional demand, but

Monticello will need
housing, water, and job
creation to capture its
share.

- An aging regional

' population increases the

- importance of healthcare,
- senior services, workforce
' replacement, and family

retention.

| This shift supports

planning for older adults
while also emphasizing
the need to retain and
attract households with
children.

Household type affects
housing demand: families
often need larger

. ownership or rental units,

while single-person and
nonfamily households
may need smaller,

‘ attainable units.

Source

1,757 in the 2024 Blueprint = Population scale limits the = GOEOQ, 2025;

U.S. Census
Bureau,
2025.

Kem C.
Gardner
Policy
Institute,
2022.

- U.S. Census

Bureau,

- 2024b; Kem
. C. Gardner
- Policy

. Institute,

2022.

| Kem C.

Gardner
Policy
Institute,
2022.

U.S. Census
Bureau,
2024c.
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Median
household
income

Bachelor’s
degree or
higher

$63,750in ACS 2019-2023

Blueprint snapshot, with
newer ACS products to be
checked for updates.

About 23% in the ‘
' Blueprint’s ACS 2019-2023 @ supports some skilled
- work but trails Utah and
- national shares,
- suggesting value in
- workforce training and
' remote-work pathways.

snapshot.

Income trails Utah
statewide levels,
reinforcing the need for
higher-wage job creation
and business
diversification.

' Educational attainment

Projected Population and Economic Growth

U.S. Census
Bureau,
2024d;
GOEO, 2025.

U.S. Census
Bureau,
2024e;
GOEO, 2025.

Long-term projections for San Juan County provide useful context for Monticello because
city-level projections are limited and small-place estimates can fluctuate. The Kem C.
Gardner Policy Institute projects San Juan County’s population to increase from 14,541 in
2020t0 18,923 in 2060, a gain of approximately 4,382 residents over four decades. This
projected regional growth is modest compared with faster-growing Utah counties, but it
indicates that Monticello can plan for gradual demand if it resolves housing, water,
workforce, and business-site constraints (Kem C. Gardner Policy Institute, 2022).

The same projection summary anticipates that San Juan County employment will grow
from 6,393 jobs in 2020 to 8,476 jobs in 2060. Health care and social services and
construction are expected to account for more than half of projected employment growth,
which aligns with Monticello’s existing strengths in healthcare, public administration,
construction, and local services. For Monticello, this suggests an economic development
strategy that combines healthcare support, housing construction, visitor-economy
services, light industrial recruitment, and remote-worker attraction (Kem C. Gardner Policy
Institute, 2022; GOEO, 2025).

Recent county economic indicators also show near-term momentum. A 2025 county
economy profile reports that San Juan County real gross domestic product increased from
$491.7 million in 2022 to $554.7 million in 2023, a 12.8% increase, with government and

government enterprises, mining/quarrying/oil and gas extraction, and real

estate/rental/leasing among major output categories. While county GDP should not be
treated as a city-specific forecast, it provides a regional economic signal that Monticello



can leverage through business retention, workforce housing, downtown revitalization, and
visitor capture (National Association of Counties, 2025; U.S. Bureau of Economic Analysis,
2023).

Workforce, Commuting, and Jobs Inside and Outside City
Limits

Understanding who works in Monticello, who lives in Monticello but works elsewhere, and
who commutes into the city is central to local economic strategy. The Census Bureau’s
OnTheMap tool is the appropriate source for this analysis because it uses Longitudinal
Employer-Household Dynamics Origin-Destination Employment Statistics to show worker

flows into, out of, and within a selected geography (U.S. Census Bureau, n.d.; Utah
Department of Workforce Services, n.d.).

The attached Blueprint reports that 697 of Monticello’s 1,525 residents age 16 and older
were in the labor force during 2019-2023, producing an employment-rate/labor-force
participation snapshot below Utah and national levels. It also reports that the city’s job
base is concentrated in health care, public administration, accommodation and food
services, and construction. Together, these findings suggest that Monticello both serves as
an employment center for surrounding areas and depends on regional labor flows to meet
employer needs (GOEO, 2025; U.S. Census Bureau, 2024f).

Based on the OnTheMap inflow/outflow review for Monticello city limits, the local labor
market includes 632 workers employed in Monticello, 402 Monticello residents who work
outside city limits, and 170 workers who both live and work in Monticello. These counts
show that Monticello functions as both an employment center for in-commuters and a
residential base for workers employed elsewhere (U.S. Census Bureau, n.d.).

OnTheMap Flow Count What It Means for Monticello

Category

Employed in 632 Total workers with jobs located inside Monticello city
Monticello limits, including both residents and in-commuters.

Live in Monticello 402 Out-commuters who live in Monticello but earn wages
and work outside elsewhere, indicating potential opportunity to capture
city limits more resident labor locally if suitable jobs are available.
Live and work in 170  Resident workers who both live and work within the city,
Monticello ‘ representing the core local resident workforce.
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The relationship between the 632 jobs located in Monticello and the 170 workers who both
live and work in the city implies that approximately 462 Monticello-based jobs are filled by
workers living outside city limits. At the same time, 402 Monticello residents leave the city
for work. This two-way commuting pattern points to several economic development
opportunities: expanding local job options for residents, improving housing options for
workers who already commute into Monticello, and strengthening Monticello’s role as the
employment and service hub for northern San Juan County (U.S. Census Bureau, n.d.).

Economic Development Conditions

Monticello’s economic base is anchored by public administration, healthcare, education,
construction, accommodation and food services, and other local-serving industries. The
Blueprint identifies San Juan Hospital, Monticello City, the Forest Service, San Juan County,
San Juan School District, and private businesses among major employers. The Blueprint
also reports high location quotients in mining, quarrying, oil and gas; utilities; public
administration; and wholesale trade, indicating industry concentrations that are
significantly stronger locally than in the national economy (GOEO, 2025; Utah Department
of Workforce Services, 2025).

Utah’s Governor’s Office of Economic Opportunity identifies rural economic development
tools that align closely with Monticello’s Blueprint priorities, including rural grants,
business recruitment and expansion support, workforce training, infrastructure and
industrial-building support, and programs tied to rural opportunity and remote work. These
state tools are relevant to Monticello’s goals for Main Street revitalization, light industrial
diversification, housing-supportive growth, and targeted business recruitment (Utah
Governor’s Office of Economic Opportunity, n.d.).

Strategic Implications

1. Housingis an economic development issue. The Blueprint’s housing findings
show that limited rental and for-sale options constrain workforce attraction and
business expansion. Housing policy should therefore be treated as a prerequisite for
employer growth. Source: Monticello City Rural Economic Blueprint 2025.

2. Main Street revitalization can reduce leakage. Stakeholders report that residents
travel to Cortez, Grand Junction, or online retailers for many purchases. Recruiting
essential retail and services, improving downtown walkability, and supporting
building reuse can help retain more local spending. Source: Monticello City Rural
Economic Blueprint 2025.
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3. Visitor-economy capture is underdeveloped. Monticello already receives
recreation and highway traffic, but the Blueprint describes it as more of a pass-
through community than a stop-over destination. Lodging quality, food options,
outfitter services, wayfinding, events, and downtown placemaking can increase
visitor spending. Source: Monticello City Rural Economic Blueprint 2025.

4. Remote work is a realistic diversification strategy. Existing fiber optic broadband
and quality-of-life assets provide a platform for attracting location-neutral workers,
but success depends on housing availability, amenities, childcare, and a clear
marketing proposition. Source: Monticello City Rural Economic Blueprint 2025;
Utah GOEO rural development resources.

5. Water capacity is the binding long-term constraint. Nearly every growth
strategy—housing, industrial development, visitor services, and quality-of-life
investments—depends on secure water resources. Source: Monticello City Rural
Economic Blueprint 2025.

Recommended Actions

e Use the OnTheMap inflow/outflow findings in business recruitment and housing
strategy. Monticello has 632 jobs located inside city limits, 402 residents
commuting out for work, and 170 residents who both live and work locally. These
flows suggest opportunities to recruit employers that match resident skills, support
housing for in-commuters, and retain more wages locally.

e Use GOEO and DWS programs as implementation partners. Match Blueprint
projects to Rural Communities Opportunity Grant, Rural County Grant, workforce
training, Firm Find, and labor-market data resources.

» Prioritize housing projects tied to workforce needs. Focus on rental housing,
starter homes, infill, and moderate-income housing tools that support employer
recruitment and retention.

o« Develop a Main Street business recruitment list. Use leakage findings and
stakeholder priorities to target retail, dining, services, and recreation-support
businesses.

« Market Monticello as a rural remote-work and recreation base. Position the city
around broadband, public lands access, small-town character, affordability relative
to larger Utah markets, and family quality of life.

e Sequence growth around water security. Tie development approvals,
infrastructure investment, and grant applications to a clear water-resource strategy.
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Sources

Governor’s Office of Economic Opportunity. (2025). Monticello City Rural Economic
Blueprint 2025. Center for Rural Development.

U.S. Census Bureau. (2025). Annual estimates of the resident population for
incorporated places in Utah: April 1, 2020 to July 1, 2024. Population Estimates
Program.

U.S. Census Bureau. (2024a). American Community Survey 5-year estimates: DPO05,
ACS demographic and housing estimates, Monticello city, Utah.

U.S. Census Bureau. (2024b). American Community Survey 5-year estimates:
S0101, age and sex, Monticello city, Utah.

U.S. Census Bureau. (2024c). American Community Survey 5-year estimates:
S1101, households and families, Monticello city, Utah.

U.S. Census Bureau. (2024d). American Community Survey 5-year estimates:
B19019/S81901, median household income, Monticello city, Utah.

U.S. Census Bureau. (2024e). American Community Survey 5-year estimates:
B15003, educational attainment for the population 25 years and over, Monticello
city, Utah.

U.S. Census Bureau. (2024f). American Community Survey 5-year estimates:
B23025, employment status for the population 16 years and over, Monticello city,
Utah.

U.S. Census Bureau. (n.d.). OnTheMap and Longitudinal Employer-Household
Dynamics Origin-Destination Employment Statistics.

Kem C. Gardner Policy Institute. (2022). Utah long-term planning projection
summary: San Juan County.

Utah Governor’s Office of Economic Opportunity. (n.d.). Center for Rural
Development programs and rural economic development resources.

Utah Department of Workforce Services. (2025). Firm Find and Utah Economic Data
Viewer.

National Association of Counties. (2025). County economies: 2025 profiles: San

Juan County, Utah. Data from U.S. Bureau of Economic Analysis and U.S. Census
Bureau.
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PART ONE:
PLANNING FOR THE FUTURE

Developing the 2027 general plan was a process through which the City learned in
detail about the desires and concerns of its citizens and the needs of City administration. It
began when the City Council decided that the 2018 general plan was inadequate for
changed circumstances and no longer complied with Utah law. The end product is a
document that complies with Utah code and which the City will use to guide regulatory
decisions, budget development, and administrative priorities.

The 2027 general plan considered public comments heard at City Council and
Planning Commission meetings, public hearings, responses to a survey conducted by the
City, recommendations from City employees, and suggestions from interested parties.
More voices from a greater cross-section of the populace were heard in response to this
planning effort than had been heard during preparation of prior general plans. The City is
pleased with the interest shown by everyone and believes the 2027 plan is better for that
input.

The planning process establishes focus areas, called elements, to describe the City's
desired goals. Each element has a set of objectives developed by City administration and is
discussed in the Part Two of this plan. A diagram of the City's planning process is shown
on page **.

MOVING FORWARD FROM THE 2018 GENERAL PLAN

The prior general plan was approved in 2018 and was a mix of ambition and restraint.
Overall, the goals focused on retaining the small, rural, agrarian character of Monticello
and anticipated little growth in population or economy. Several objectives were put forth to
assure that the City would retain its rural character. By the time the City started work on
the 2027 general plan, three things were apparent. First, the goals of the 2018 plan
restrained expansion and growth of the local economy. Second, the objectives in the 2018
general plan were too numerous, redundant, and not tied into the City administrative
system. Third, the state had made important changes in general plan requirements,
putting much of the 2018 plan out of compliance.

In the end, only 19% of the 2018 objectives were fully implemented. Although the
2018 plan had little influence on budgets or priorities, it was successful in holding the City
to its rural agrarian character. The dismal success of the 2018 general plan inspired the
City to establish new goals that were more optimistic and better integrated with
administrative systems.
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MONTICELLO IN THE NEXT FIVE YEARS

In order to know how to plan for the City's future, City administration gathered data from
numerous sources to develop projections for the five-year period covered by the 2027
general plan. They are the best estimates given current data, but may change as
unforeseen circumstances present themselves. Projections are a moving target, and the
City may need to adjust data, objectives, and priorities as needed. In the event that a
revision to the 2027 general plan is required, the City will follow state rules for updating
general plans.

Changing Demographics >Kaeden to provide<
Trends for Income and Employment >Kaeden to provide<
Changing Economic Needs >Kaeden to provide<

>>INSERT PLANNING DIAGRAM<<

PART TWO:
PLANNING ELEMENTS

This section contains the areas of focus for Monticello's future. Called planning elements,
they were developed by City staff and the Planning Commission and relied on input from
the public, other interested parties, and employees. Every attempt was made to keep the
objectives for each element as realistic as possible and to emphasize what could be
completed within the five year period covered by the 2027 general plan. In order to
facilitate achievement of City goals, several of the elements shown on the diagram at page
** were split into smaller parts. Thus, the 2027 general plan contains a total of **
elements. Those marked with an asterisk are required by Utah code. The others were the
City's decision on how the requirements would be addressed and the additional elements
needed for the City to plan its future.

Elements in Utah Code Corresponding City Elements

Transportation and Traffic Circulation* | Federal Highways*
City Streets

Signs on City Streets
Curb and Gutter
Sidewalks

Storm Water Drainage
Airport
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Moderate Income Housing*

Moderate Income Housing*

Water Use and Preservation

Water Use and Preservation

Economic Development

Economic Development

Land Use*

Land Use Planning*

Parks and Recreation

City-owned Parks

City-maintained Trails

Hideout Golf Course and Pro Shop
Swimming Pool

Welcome Center

Adult Recreation Program

Youth Recreation Program
City-sponsored Events

Public Services and Facilities

Fire Department

Law Enforcement
Emergency Management
Sewer Treatment Plant
Water Treatment Plant
Sanitation

City Administration Building
Public Works Shop
Recreation Building
Hideout Community Center
Office Building on 600 South

Energy Conservation

Energy Conservation

Only objectives over which the City has administrative authority were included in the 2027
general plan. That means that some good suggestions and valid needs may have been left
out of the plan because the City has no authority to direct, require, or fund those desires. A
summary of the objectives for each element begins on page **.
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Summary of Goals and Objectives:>Fill in the table as appropriate to goals and
objectives. Talk with Megan if you have trouble filling in the table.<
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ENERGY CONSERVATION

Accomplishments from the 2018 General Plan:

e Solar panels were donated to the City but City Council determined the capacity of the
panels was a poor match for City facilities. Solar panels for City buildings will be
included in the energy conservation plan.

e C(City building permit requirements encouraging energy efficient remodeling or
rehabilitation are addressed by the building codes adopted by Utah and the City. Thus,
the City building permit requirements were not changed.

Unattained goals and objectives from the 2018 plan:

o Revise ordinances to allow small wind turbines within the City. Small wind turbines
are currently not allowed in any zone. Changing permitted uses to include them was
moved to the 2027 General Plan.

o Implement an award program to recognize residents, businesses, and institutions that
are leaders in energy conservation. Moved to 2027 General Plan for consideration.

o Update the City website to include energy conservation strategies for home owners. On-
going updates to the website could include such strategies. Item moved to 2027 General
Plan.

o Revise subdivision and planned unit development (PUD) ordinances to encourage
energy efficient design. The PUD ordinance requires extensive updating to comply with
Utah code and energy efficiency may be included. Moved to 2027 General Plan.

o Implement an energy conservation plan for City-owned buildings and fleet. Moved to
the 2027 General Plan.

Concerns and suggestions from citizens and employees (City responses in italics):

e Provide electric vehicle recharging stations. The City approved an ordinance for
commercial charging stations for electric vehicles and two commercial EV charging
stations are operational. The City is currently evaluating a proposal for a Tesla-style
recharging station >>update when decided<<

e Make it easier for homeowners to generate their own power. The City has the option of
refusing approval or renewal of any plat, subdivision plan, or dedication of street or
other ground that includes restrictions, covenants, or binding agreements running with
the land that have the effect of prohibiting reasonably sited and designed solar collectors,
clotheslines, or other energy devices based on renewable resources.

o The City administration building needs upgrades to windows and heating and cooling
devices to assure safety and energy efficiency. This will be considered in the
development of an energy conservation plan for City-owned facilities and may include
smart technology.

¢ Will Monticello have to comply with a state requirement that electric sales include 20%
dedicated to renewable energy? No, the City buys its electricity from Empire Electric
Association and therefore is not a retailer of electric power.
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The City should show leadership in energy conservation by putting electric vehicles in
their fleet. The City has reviewed the possible acquisition of electric vehicles but City
Council determined that present technology does not fit the City's operational needs.

Recognize local businesses that install energy efficient lighting, appliances, etc.

Goals for Energy Conservation:

A. Provide energy efficient heating and cooling for the Administration Building.

B. Create an award for businesses that implement energy conservation strategies.

C. Investigate funding sources to retrofit the swimming pool for year-long operation. Mowve
to City Pool element?

Objectives for the next five years:

Al
A2
A3

B.1
B.2
B.3
C.1

C.2
C.3
C4

Update the City energy conservation plan by March 2028

Budget for the needed improvements in the 2028-2029 fiscal year

Install the upgrades in the Administration Building with construction to be completed
one year from the start date

Identify the criteria for an energy efficiency award by January 2029

Identify what the reward will be by January 2029

Make initial award presentation in July 2029

Research what is needed to make the pool functional for year-round use by November
2029

Identify funding sources to retrofit/remodel the swimming pool facility by January 2030
Apply for or budget for the work by May 2030.

Implementation dependent on funding and available contractors and materials.
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Annexation — What Incentives can be offered to land owners.

Utah cities can offer incentives for annexation, including improved municipal services
(water, sewer, police), Tax Increment Financing (TIF) for infrastructure, zoning flexibility
for higher-density development, and streamlined permitting. These incentives often
include fee waivers or, for businesses, tax reimbursements (50-75%) through economic
development areas.

Key Incentives for Annexation Properties in Utah

Infrastructure & Services: Access to city water, sewer lines, and improved,
faster services (police, fire, road maintenance).

Tax Increment Financing (TIF): Cities often create Community Reinvestment
Areas (CRAs) or Redevelopment Areas (RDAs) where property tax increases
caused by new development are, in part, paid back to the developer to fund
infrastructure improvements.

Zoning and Development Flexibility: Annexation can provide updated zoning
that allows for higher-density, mixed-use, or commercial projects that were not
allowed under county regulations.

Development Fee Waivers: Under Utah SB34, municipalities may offer
incentives for affordable housing, such as reducing or waiving utility hookup fees
or impact fees for developers.

Reduced Property Tax Rates: An expanded city tax base from new, high-value
developments can potentially allow the city to lower the overall tax rate for all
residents and businesses.

Business-Specific Incentives

Tax Credits (EDTIF/REDTIF): The state and local, governments offer post-
performance, refundable tax credits (up to 30%-50% of new state taxes) for
companies that relocate or expand into the new area.

Economic Development Zones: Cities may create special zones allowing for
significant tax reimbursements based on job creation.
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ENERGY CONSERVATION

Accomplishments from the 2018 General Plan:

e Solar panels were donated to the City but City Council determined the capacity of the
panels was a poor match for City facilities. Solar panels for City buildings will be
included in the energy conservation plan.

e C(City building permit requirements encouraging energy efficient remodeling or
rehabilitation are addressed by the building codes adopted by Utah and the City. Thus,
the City building permit requirements were not changed.

Unattained goals and objectives from the 2018 plan:

o Revise ordinances to allow small wind turbines within the City. Small wind turbines
are currently not allowed in any zone. Changing permitted uses to include them was
moved to the 2027 General Plan.

o Implement an award program to recognize residents, businesses, and institutions that
are leaders in energy conservation. Moved to 2027 General Plan for consideration.

o Update the City website to include energy conservation strategies for home owners. On-
going updates to the website could include such strategies. Item moved to 2027 General
Plan.

o Revise subdivision and planned unit development (PUD) ordinances to encourage
energy efficient design. The PUD ordinance requires extensive updating to comply with
Utah code and energy efficiency may be included. Moved to 2027 General Plan.

o Implement an energy conservation plan for City-owned buildings and fleet. Moved to
the 2027 General Plan.

Concerns and suggestions from citizens and employees (City responses in italics):

e Provide electric vehicle recharging stations. The City approved an ordinance for
commercial charging stations for electric vehicles and two commercial EV charging
stations are operational. The City is currently evaluating a proposal for a Tesla-style
recharging station >>update when decided<<

e Make it easier for homeowners to generate their own power. The City has the option of
refusing approval or renewal of any plat, subdivision plan, or dedication of street or
other ground that includes restrictions, covenants, or binding agreements running with
the land that have the effect of prohibiting reasonably sited and designed solar collectors,
clotheslines, or other energy devices based on renewable resources.

o The City administration building needs upgrades to windows and heating and cooling
devices to assure safety and energy efficiency. This will be considered in the
development of an energy conservation plan for City-owned facilities and may include
smart technology.

¢ Will Monticello have to comply with a state requirement that electric sales include 20%
dedicated to renewable energy? No, the City buys its electricity from Empire Electric
Association and therefore is not a retailer of electric power.
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The City should show leadership in energy conservation by putting electric vehicles in
their fleet. The City has reviewed the possible acquisition of electric vehicles but City
Council determined that present technology does not fit the City's operational needs.

Recognize local businesses that install energy efficient lighting, appliances, etc.

Goals for Energy Conservation:

A. Provide energy efficient heating and cooling for the Administration Building.

B. Create an award for businesses that implement energy conservation strategies.

C. Investigate funding sources to retrofit the swimming pool for year-long operation. Mowve
to City Pool element?

Objectives for the next five years:

Al
A2
A3

B.1
B.2
B.3
C.1

C.2
C.3
C4

Update the City energy conservation plan by March 2028

Budget for the needed improvements in the 2028-2029 fiscal year

Install the upgrades in the Administration Building with construction to be completed
one year from the start date

Identify the criteria for an energy efficiency award by January 2029

Identify what the reward will be by January 2029

Make initial award presentation in July 2029

Research what is needed to make the pool functional for year-round use by November
2029

Identify funding sources to retrofit/remodel the swimming pool facility by January 2030
Apply for or budget for the work by May 2030.

Implementation dependent on funding and available contractors and materials.
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Rezoning Unused AG-1 to R2.

Rezoning unused agricultural land to R2 (medium density, often allowing one- or two-
family dwellings) in Utah is generally a complex and time-consuming legislative
process, rather than an easy administrative task. While the land may not be in active
use, the ease of rezoning depends heavily on the local government's Master Plan,
infrastructure capacity, and neighboring property owner support.

o General Plan Alignment: The highest hurdle is whether your rezoning request
aligns with the city or county's "General Plan" or "Master Plan". If the area is
designated for future agriculture or open space, a rezone to residential will be
difficult.

« Infrastructure Availability: Areas without existing sewer, water, and road
infrastructure suitable for higher-density housing often face resistance.

e Neighboring Support: Support from nearby property owners is crucial;
opposition can lead to the denial of the application, say Super Lawyers.

o Agriculture Protection Areas (APA): If the property is in an APA, it cannot be
rezoned without written consent from all landowners in that area.

Typical Rezoning Process in Utah

1. Pre-application Meeting: Meet with local city/county planning staff to discuss
viability.

2. Submit Rezone Application: File with the municipality, including justifications
and development plans, often managed by Utah County Community
Development or local city planners.

3. Public Hearing: The Planning Commission will hold a public hearing, allowing
community input.

4. Recommendation & Decision: The Planning Commission makes a
recommendation to the City Council or County Commission, which makes the
final decision.

Potential Challenges

o Water Allocation: Agricultural land is prioritized for water use; switching to
residential can complicate water rights.

e Spot Zoning: If the rezone is not consistent with surrounding zoning, it might be
considered illegal spot zoning.

« Conditions: The governing jurisdiction can impose conditions (e.g., road
improvements, impact fees) for granting the rezone
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https://www.superlawyers.com/resources/land-use-and-zoning/how-do-you-get-a-zoning-change-for-your-property/
https://codev.utahcounty.gov/planning-commission/2025/10
https://codev.utahcounty.gov/planning-commission/2025/10
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